
PLANNING AND ZONING COMMISSION MEETING                         June 27, 2022 – 7:30 pm 
Village Hall, 102 S. Second Street                             Village of West Dundee 

 
I. CALL TO ORDER: 
 
The Planning and Zoning Commission meeting was called to order at 7:30 pm by Chairman Martin. 
 
II. ROLL CALL: 
 
Present were Chairman Bob Martin, Commissioners Rick Magsamen, Jim Kotleba, Ron Meyer, Brian 
Slovacek, John Seaton, and Andrew Wieteska.  
 
Also in attendance were Timothy Scott - Director of Economic Development, Planning, Zoning and 
Urban Design, Kim Tibbetts - Village Planner, and Andrew Burns and Dave Pape of Acre & Main, LLC. 
There were nineteen (19) individuals in the audience. 
 
III. PLEDGE OF ALLEGIANCE:   
 
Commissioner Magsamen led those in attendance in the Pledge of Allegiance.  
 
IV. APPROVAL OF AGENDA: 
 
MOTION:   Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
approve the agenda as presented.  Upon roll call, the motion was approved. 
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, Meyer, Kotleba and Chairman 

Martin 
NAYS: None 
ABSENT: None 
 
V. APPROVAL OF MINUTES: 
 

A. May 23, 2022 
 
MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
approve the Minutes of May 23, 2022.  Upon roll call, motion was approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Meyer, Kotleba and Chairman Martin 
NAYS: None 
ABSTAIN:  Chairman Wieteska 
ABSENT: None 
  
VI. QUESTIONS FROM THE AUDIENCE: There were none. 
 
VII.     NEW BUSINESS:   
 

A. Petition 22-06 – 112 South Second Street – Request to Rezone Property from 
Existing R-3 Single-Family Detached Dwelling District to Proposed B-1 Downtown 
Business District 

 
MOTION:  Moved by Commissioner Slovacek and seconded by Commissioner Seaton to open the 
Public Hearing regarding Planning and Zoning Petition 22-06. Upon roll call, motion was approved.  
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AYES: Commissioners Slovacek, Wieteska, Meyer, Kotleba, Magsamen, Seaton, and Chairman 
Martin 

NAYS: None 
ABSENT: None 
 
The Public Hearing opened at 7:33 p.m.  
 
Village Planner Tibbetts confirmed that Public Hearing notices were distributed as required via certified 
mail to all property owners with 250’ of the subject property and published in the Daily Herald on June 
11, 2022. 
 
Director Scott outlined the request by Acre & Main, LLC, owner of 112 S. Second Street, to rezone the 
property from R-3 to B-1, noting the property’s adjacency to both R-3 and B-1 zoning districts and the 
West Dundee Village Hall. He advised that the property is undergoing a complete interior and exterior 
renovation. The petitioners are seeking a change in zoning to transition the property from four long-term 
apartment rentals to short-term rentals of the same count. He noted that letters in support of the rezoning 
request were received from five downtown businesses. 
 
Village Planner Tibbetts swore in Mr. Andrew Burns and Mr. Dave Pape, West Dundee residents and 
owners of Acre & Main LLC.  
 
Mr. Burns stated that Acre & Main’s goal is to restore what was a troubled property into a performing 
asset for downtown West Dundee, citing how short-term rentals at this location support stated objectives 
of the 2015 Downtown Plan, with no change in density. Mr. Burns provided background regarding his 
operation of short-term rentals at 124 Lofts (124 W Main Street) over the past 3.5 years, providing 
statistics on guest stays and estimated tourism and hotel tax revenue for downtown businesses. Mr. Burns 
spoke to the active management of these rentals and guest vetting processes, as well as controls that aid in 
limiting the number of guests and promoting quiet enjoyment of the premises.  
 
Mr. Pape advised that the building is being fully renovated, inside and out. He stated that the renovation is 
being completed to commercial standards, citing sprinklers and fire access panel as examples of upgrades. 
It was noted that the exterior façade renovation was approved by the Appearance Review Commission 
(ARC) in October of 2021.  
 
Mr. Pape and Mr. Burns advised of their intention to reduce the amount of pavement in the rear yard and 
to provide some manicured green space on the site. It was noted that vehicular access to the rear yard 
parking area is provided from Oregon Avenue via a private driveway access easement. 
 
Mr. Burns noted that occupancy at 124 Lofts has been around 80-85%, with clientele often being guests 
in town to visit family or to attend an event. He noted that the units at 112 S. Second Street will be one-
bedroom units with full kitchens, as opposed to the studio with kitchenette approach utilized at 124 Lofts.  
 
Chairman Martin opened the floor for audience comments.  
 
Village Planner Tibbetts swore in Mr. James Kraus, 518 South Street. Mr. Krause spoke in opposition to 
the zoning petition. He advised that the access easement that serves 112 S. Second Street is the private 
driveway for the multi-family home at 210 Oregon Avenue, which he owns and for which he is 
responsible. He stated that the scope of access for 112 S. Second Street is greater than he had anticipated. 
He further cited unsafe conditions and damage to his property that have resulted from vehicles accessing 
112 S. Second, and that communication from Acre & Main about these concerns and the scope of work 
have been less than satisfactory. Mr. Krause noted that a change in zoning would change the purpose for 
which the easement was intended, and may potentially invalidating said easement.  
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Village Planner Tibbetts swore in Mr. Tom Stoecker, 219 S. Third Street. Mr. Stoecker spoke in 
opposition to the zoning petition. Mr. Stoecker stated that he has been a West Dundee resident for 40 
years, and that he understood the development approval had been for long-term apartments. He stated that 
he prefers the permanence afforded by single-family and multi-family zoning.  
 
Village Planner Tibbetts swore in Mr. Dan Wilbrandt, 202 Oregon Avenue. Mr. Wilbrandt spoke in 
opposition to the zoning petition. He advised that his home is immediately south of the subject property. 
Mr. Wilbrandt presented a petition signed by 43 neighborhood residents in opposition to the zoning 
petition, a map identifying the signers’ proximity to the subject property, and written comments from 
Kenn and Katie Kirby (206 Oregon Avenue), a copy of which are attached to these Minutes, along with 
Mr. Wilbrandt’s written comments. In addition to the attached comments, Mr. Wilbrandt noted that the 
property at 217 W Main Street is zoned B-1 and could be used for short-term rental(s). 
 
Village Planner Tibbetts swore in Mrs. Victoria Wilbrandt, 218 Oregon Avenue. Mrs. Wilbrandt spoke in 
opposition to the zoning petition. She expressed concern regarding pedestrian safety and increased ingress 
and egress from the driveway/access easement that serves the subject property, particularly with drivers 
unfamiliar with the neighborhood. She stated that the easement was intended for two residential uses and 
that encroachment of business zoning into a residential neighborhood is not desirable. 
 
Village Planner Tibbetts swore in Mr. Larry Wilbrandt, 218 Oregon Avenue. Mr. Wilbrandt spoke in 
opposition to the zoning petition. Mr. Wilbrandt noted that his home is directly adjacent to numerous 
commercially zoned properties. He stated that the petition should fail based on the principals of land use, 
adding that the property has always been zoned residential. He stated that if rezoned to B-1, zoning for the 
subject property would never go back to residential and could be utilized for any use permitted by B-1 
zoning. He reiterated that the property does not have its own driveway, and that the privately owned 
access driveway connects to a residential street. He added that zoning is not an economic tool and applies 
to land, not petitioners. 
 
Village Planner Tibbetts swore in Brad Lindgren, 2413 Smalley Court. Mr. Lindgren spoke in support of 
the zoning petition. He asked if a compromise could be found that would resolve safety concerns and 
better define potential future uses for the property. He noted that his business, Elder & Oat, is located at 
124 W Main Street and that he and his team have heard many positive comments from customers staying 
upstairs at 124 Lofts.  
 
There were no more audience comments. Chairman Martin invited Mr. Burns and Mr. Pape to respond to 
the comments provided.  
 
In response to comments by Mr. Dan Wilbrandt, Mr. Burns advised that the proposed operation would be 
akin to the Airbnb model, but that Bed and Breakfast is a more understood term. In response to comments 
by Mr. Larry Wilbrandt, Mr. Burns stated that zoning can coincide with economic incentive initiatives to 
create reasonable and beneficial uses, and cited a recent zoning case where a commercially zoned 
property on Main Street was returned to its original single-family residential zoning. He noted that 
operating a business requires licensing and inspections by the Village, which help to ensure appropriate 
and safe business operations. 
 
In response to concerns regarding access to the rear yard parking lot through the Oregon Avenue access 
drive, Mr. Burns indicated that Acre & Main would be amenable to abandoning the easement if granted 
B-1 Zoning and would then return the rear yard to green space.   
 
In response to comments by Mr. Dan Wilbrandt, Mr. Burns recalled the unsuccessful 2011 petition 
seeking RB zoning at 117 Oregon Avenue. He noted that since that time, the Village has expanded its 
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thoughts regarding transitional zoning in the downtown area and adopted the 2015 Downtown Plan, 
which this petition and desired use is seeking to respond to.  
 
Chairman Martin inquired if an on-site dumpster is required for a B-1 property. Mr. Burns added that 
short term rentals are expected to be low trash producers and that trash could be placed in the common 
business dumpster downtown.  
 
Commissioner Seaton asked what the impact would be on Acre & Main’s business model and renovation 
of this property if this zoning petition were to be unsuccessful. Mr. Burns advised that the site would 
remain long-term apartments, which would change the level of investment in finishes and landscaping to 
favor low maintenance options, and that the continuation of the access easement and rear yard parking 
would be necessary.  
 
Seeing no more comments from the petitioners or public, Chairman Martin requested a motion to close 
the Public Hearing.  
 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to close 
the Public Hearing regarding Planning and Zoning Petition 22-06. Upon roll call, motion was approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, Meyer, Kotleba and Chairman 

Martin  
NAYS: None 
ABSENT: None 
 
The public hearing closed at 8:54 pm. 
 
Commissioners discussed the merits and difficulties of the potential rezoning. It was noted that rezoning 
would alleviate safety concerns regarding the access easement, as the petitioners have noted their 
willingness to abandon the easement under B-1 zoning. Commissioners commented that the property’s 
location and orientation to downtown makes it a reasonable candidate for B-1 zoning but is complicated 
by the fact that it abuts the rear lot lines of residentially zoned properties.  
 
Commissioners noted their support for the concept and use as proposed and inquired as to controls that 
could be utilized to limit future uses if rezoned B-1. Commissioners inquired as to the applicability of RB 
zoning as a more transitional zoning classification. Director Scott noted that RB zoning does allow for 
bed and breakfast and other approved uses but currently requires that the building be owner occupied.  
 
After discussion, Commissioner Magsamen expressed the following questions on behalf of the 
Commission and suggested tabling this petition until these questions can be answered:  
 

1. Is the existing shared driveway access easement agreement valid if the property is not 
residentially zoned?  

2. If the access easement were abandoned and the parking lot removed:  
a. Is the Village agreeable to the use of public parking for this business? / Allowance of no 

on-site parking? 
b. Is the Village agreeable to use of the downtown business dumpsters for this property? / Is 

on-site refuse disposal required for this property? 
c. Is a lack of on-site parking and refuse acceptable for potential future uses? 
d. Could vehicular access be reestablished through another commercially zoned property? 

3. Commissioners would like feedback from the Village Attorney regarding the above. 
4. Can emergency access suitable for commercial zoning be achieved:  
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a. Via the existing access easement (whether or not there is a parking lot behind 112 S 2nd)? 
b. From 2nd Street or elsewhere, should access via the easement be unavailable or not 

suitable?  
5. Can/does the property comply with ADA requirements as a commercial property? 
6. Commissioners would like confirmation from the Building Inspector that the property is suitably 

equipped for commercial zoning. (Director Scott noted that this is achieved through the 
permitting and inspection process.) 

7. Does the property meet bulk regulation zoning standards for commercial use? 
8. Commissioners would like to see a full site plan and landscape plan. 
9. How can future uses be controlled if the property is zoned B-1?  

 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to table 
discussion of Petition 22-06, Request to Rezone Property located at 112 South Second Street from 
Existing R-3 Single-Family Detached Dwelling District to Proposed B-1 Downtown Business District 
until July 25, 2022. Upon roll call, motion was approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, Meyer, Kotleba and Chairman 

Martin 
NAYS: None 
ABSENT: None 
 
VIII. MISCELLANEOUS:  
 
Chairman Martin advised that he received a letter of thanks from HLC Partners on behalf of the 
Commission regarding the Canterfield Corporate Campus. Upon Chairman Martin’s request, a copy of 
the letter is attached to these Minutes.  
 
IX. ADJOURNMENT: 
 
MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
adjourn the Planning and Zoning Commission meeting.  Motion was approved by consensus. 
 
The Planning & Zoning Commission adjourned at 9:23 p.m. 
 
Respectfully submitted, 

 
Kim Tibbetts 
Village Planner  
 
 
Attachments:  

• “Petition In Objection to Petition 22-06”  
• Map of petition signor’s proximity to the subject property 
• Comments from Kenneth G. and Katherine J. Kirby: “Request to Deny Conversion of Property to 

an Air B&B directly behind our home at 206 Oregon Avenue, West Dundee, IL 60118” dated 
June 27, 2022 

• Comments from Dan Wilbrandt: “112 S. Second Street – Zoning Objection” 
• Letter from Craig Zachrich, “Village of West Dundee, HLC Partners and the Transwestern 

Development” dated June 7, 2022 



















 112 S. Second Street – Zoning Objection 

 

Acre + Main proposal 

• Renovate property 

• Turn property into performing asset for downtown 

• Convert from Residential (R-3) Long-Term Rental to “Farmhouse-Style Bed & Breakfast 

Short-Term Rental” 

 

2015 West Dundee Downtown Plan 

• Complement downtown business mix with “thoughtful light commercial use” 

• “Transition Zone” of stately residential properties immediately adjacent to the downtown 

business district 

o Re-purposed stately houses for professional service businesses or for special 

purposes such as bed and breakfast facilities or tea houses.” 

• Once completed – high quality destination-oriented business that will attract visitors to 

downtown and support Village’s economic base 

 

 

Arguments 

• Acre + Main is NOT seeking to build a Bed & Breakfast as they propose 

o A “Bed and Breakfast” is only available in RB zoning districts (Title 10, Chapter 

5, Sec. 10-5a-1) 

▪ Acre + Main is seeking a B-1 zoning 

o A “Bed and Breakfast” is owner occupied (Title 10, Chapter 4, Sec. 3-4-1) 

▪ The Petitioners do not intend to occupy the building as a residence 

o A “Bed and Breakfast” is a room or group of rooms within a residential dwelling 

intended for living or sleeping, “but not for cooking purposes” (Title 10, Chapter 

4, Sec. 3-4-1) 

▪ Each unit at 112 S. 2nd Street has a fully functioning kitchen 

o A “Bed and Breakfast” under R-B zoning has a minimum 60-foot width at front 

setback (Title 10, Chapter 5, Sec. 10-5a-2) 

▪ 112 S. 2nd Street only has a 50-foot width at the front setback 

o By definition, this proposal is not and cannot be considered a “Bed and 

Breakfast” 

 

• The 2015 West Dundee Downtown Plan calls for a “Transition Zone” NOT expansion 

of the Business (B-1) zone 

o “…will increase the opportunity for investors to introduce high-quality equity and 

rental multi-family residential development into selected downtown sites” 

▪ NOT the Transition Zone 

o Some property owners in the Transition Zone will “…choose to re-purpose their 

stately houses for professional service businesses or for special purposes such as 

bed and breakfast facilities or tea houses.” 

▪ Acre + Main is not seeking a “professional services business” 

▪ Acre + Main is not seeking an actual “Bed and Breakfast” or “Tea House” 

▪ Acre + Main is not seeking an approved transitional use 



o “…this Transitional District will buffer the attractive, surrounding residential 

neighborhood from commercial land uses by creating a more manageable 

backyard-to-backyard separation of uses” 

▪ Acre + Main is seeking to expand the business district and provide no 

buffer between the residential neighborhood and commercial land uses 

• Right now, the R-3 zoned 4-flat apartment is the buffer 

o “Change the Zoning Code and Map to create a small Transitional District, 

immediately adjacent to Downtown, which allows limited commercial 

repurposing of the stately residential structures in a way that will increase the 

daytime downtown population” 

▪ No increase in downtown population 

▪ 4 rentals = 4 rentals 

o Acre + Main is requesting a B-1 zoning change and NOT anything from the 

Downtown Plan defined as a transitional use 

 

• Airbnb use of 112 S. 2nd Street was already discussed by West Dundee Village Board  

o 12/20/21 – Village Board approved a redevelopment agreement with Acre + Main 

o Multiple Trustees voiced concerns about the potential Airbnb use of the property  

o In fact, there were objections included in the meeting notes from that night 

▪ The Planning and Zoning Board were sent the meeting minutes from 

12/20/21, BUT - the information about the objection to the Agreement 

and Airbnb use was LEFT OUT 

o Acre + Main moved forward with the redevelopment agreement 

▪ Approved plan was for 4 apartment units 

▪ Acre + Main agreed to this – property was conveyed to them 

 

• Precedent set by this Planning and Zoning Commission 

o 117 Oregon Avenue – August 22nd, 2011 

▪ Requested a change from R-3 → RB 

▪ Owner would remain living on the 2nd floor of the residence 

▪ 1st floor would be a coffee house/bakery (sales only - no ovens) 

• Established business operators (Measuring Cup) 

• Low traffic business 

• Bring sales tax to West Dundee 

• Bring visitors to West Dundee historic area 

o 6 residents spoke in objection to the zoning change 

▪ Objectors submitted a petition 

▪ Objectors were concerned with increased traffic, garbage, parking 

problems, future uses if the building was sold, surrounding property 

requests for re-zoning, and vacancies in the buildings on Main Street 

o 7 residents spoke in favor of the zoning change 

▪ Supported a transitional use between downtown and residential 

▪ Supported the need for a coffee shop 

o Commissioners Present: 

▪ Chairman Susanke 

▪ Commissioners (** denotes commissioners on the Board presently):  

• Gilmore, Kaufman, Kotleba**, Martin**, Shore, and Slovacek** 



o Commissioner Shore noted that those residents closest to the property were 

opposing the zoning change 

o Former Commissioner, now Chairman Martin, (then at N. 5th Street) stated that 

the “encroachment of business zoning into the neighborhood near his house on N. 

5th Street negatively affected his property and he did not want to see that happen 

on Oregon Street” 

o After the vote, the Petition FAILED unanimously (0-6) 

o Precedent for the Current Petition – Not a PERFECT Match, but Instructive 

▪ The Petition FAILED, despite: 

• Community Development Department’s support 

• The change being consistent with the Village Plan 

• RB zoning is a less intensive use 

• RB zoning could be considered a TRANSITION between business 

and residential 

• There was some neighborhood support 

• There would be some sales tax generated 

▪ The Petition FAILED because: 

• The zoning was pushed into a residential area 

• The closest neighbors opposed it and had valid concerns for 

themselves and their properties 

o The current Petition, opposed by the immediate neighbors, should also FAIL 

 

 

Resident Concerns 

• Objection Petition 

o 43 signatures of immediate proximity neighbors 

o MAP of 30 immediately adjacent residences opposing Zoning Change 

o Objection Letter from Kenn and Katie Kirby (206 Oregon) 

 

• Zoning STAYS with the property 

o Any future sales become B-1 Zoning 

o B-1 Zoning a wide-ranging general business district that may include a number of 

disruptive uses next to single-family residential 

▪ The Village has a long list of PERMITTED uses on B-1 zoned land 

o Diminish the property values of surrounding residential property 

▪ Future buyers could be skeptical when seeing the zoning in the area 

 

• 112 S. 2nd Street does not have its own driveway 

o Acre + Main has an easement over the property of 210 Oregon Avenue 

▪ 112 S. 2nd Street is relying on unowned property for business uses 

o James Krause owns 210 Oregon Avenue and the driveway 

▪ Acre + Main has never spoken to Mr. Krause about the plans or petition 

for a zoning change 

 

• Residents did not move into a business district – but a business district is moving into 

the residents 

o When current residents bought their homes here, the business boundaries were 

established 



o This proposal is seeking to remove a buffer between business zoning and 

residential 

 

• Safety concerns with short-term tenants 

o Most, if not all, of the immediate neighbors who signed the petition against the 

zoning change had safety concerns 

o Transient/unfamiliar people 

▪ Stay for a week or weekend 

o People with no ties to our neighborhood or community 

o Airbnb reputation for bad actors 

o Increased traffic / parking / noise 

 

• Other petitions to follow, further pushing into a residential area 

o If this property is re-zoned, others in the area could seek the same with precedent 

o The same could happen on the North Side where residences are next to or in the 

“Transition Zone” 

 

• To CONCLUDE –  

o Please consider the opinions and concerns of the immediate residents and 

neighbors 

o Please understand that we all have the best interest of West Dundee in mind 

o But the concerns of the residents outweigh any business benefits to the Village 

 

o Please DENY this Petition - (Petition 22-06) 




