
PLANNING AND ZONING COMMISSION MEETING                              August 22, 2022 – 7:30 pm 
Village Hall, 102 S. Second Street                         Village of West Dundee 
 
 
I. CALL TO ORDER: 
 
The Planning and Zoning Commission (PZC) meeting was called to order at 7:30 pm by Chairman 
Martin. 
 
II. ROLL CALL: 
 
Present were Chairman Bob Martin, Commissioners Rick Magsamen, Ron Meyer, Brian Slovacek, 
John Seaton, and Andrew Wieteska. Commissioner Jim Kotleba was absent. 
 
Also in attendance were Director of Economic Development, Planning, Zoning and Urban Design 
Timothy Scott, and Village Planner Kim Tibbetts. There were thirty-two (32) individuals in the 
audience, petitioners’ representatives included. 
 
III. PLEDGE OF ALLEGIANCE:   
 
Commissioner Magsamen led those in attendance in the Pledge of Allegiance.  
 
IV. APPROVAL OF AGENDA: 
 
Based on the attendance of petitioners, it was requested that the agenda be reordered to consider 
New Business Item A (22-07) first, Old Business Item A (21-15) second, and New Business Item B 
(22-08) third.  
 
MOTION:   Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
approve the agenda as amended.  Upon roll call, the motion was approved. 
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 

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

A. July 25, 2022 
 
MOTION: Moved by Commissioner Seaton and seconded by Commissioner Wieteska to 
approve the Minutes of July 25, 2022.  Upon roll call, motion was approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
  
VI. QUESTIONS FROM THE AUDIENCE: There were none. 
 
VII.      NEW BUSINESS:   
 

A. Petition 22-07: Strepek/S.R. Jacobson (PINS: 03-20-300-010 and -005) – 
Consideration of: (1) Rezoning from RE-1 to R-4 and B-3 pursuant to Section 
10-12-5 - Amendments and Zoning Changes of the West Dundee Municipal 
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Code; (2) A Special Use for a Planned Development pursuant to Section 10-4-2 
- Special Uses and Section 10-8 - Planned Unit Developments; (3) A Planned 
Development pursuant to Section 10-8 – Planned Unit Developments; and (4) A 
Preliminary Plat of Subdivision pursuant to Title 11 Subdivision and 
Development Regulations 

 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
open the Public Hearing regarding Planning and Zoning Petition 22-07. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
The Public Hearing opened at 7:33 p.m. 
 
Village Planner Tibbetts confirmed that all required notices were published and distributed according 
to law.  
 
Chairman Martin noted that an opportunity for public comment would be provided following the 
petitioner’s presentation. Public comment is not to exceed 30 minutes with a limit of 5 minutes per 
person requesting to be heard.  
 
Chairman Martin invited the petitioner to come forward to present the proposed project.  
 
Village Planner Tibbetts swore in Mr. Manny Kianicky of S.R. Jacobson, 3240 Telegraph Road, Ste 
220A, Bingham Farms, Michigan and Mr. Taylor Eschbach, P.E. of Kimley-Horn, 4201 Winfield Rd 
#600, Warrenville, IL.  
 
Mr. Kianicky presented background information regarding the history of the 75-acre subject site and 
its surroundings and an overview of the proposed development of a low-density for-lease lifestyle 
residential community within the context of site’s existing natural features. 
 
Mr. Kianicky provided context for the site, which is bordered by State Route 72 to the north, Kane 
County roadway Randall Road to the west and Carrington Drive to the south, and surrounded by a 
variety of land uses, including an undeveloped commercially-zoned site (West Dundee), existing 
single-family residential neighborhoods (West Dundee and Dundee Township), wetlands (Dundee 
Township), and vacant land slated for development of light industrial buildings (Elgin). 
 
A boundary survey, tree survey, wetlands survey and topographical survey reveal:  A 108’ change in 
topography tapered toward the southeast corner of the site, 1701 mature trees measuring 12” or 
more in diameter and defined wetlands which will be almost entirely avoided. Jelkes Creek runs 
through the property, with a pedestrian crossing proposed, but no vehicular crossing contemplated. 
 
Mr. Kianicky presented a preliminary site plan illustrating three main clusters of dwelling units 
focused on the existing cleared areas of the site, currently utilized as farmland, with the surrounding 
tree cover remaining largely intact. With 5.3 dwelling units proposed per acre, the site would 
maintain more than 50% open space.  
 
An existing stone cottage dating to 1846, located near the anticipated main entrance to the site 
along Randall Road, is proposed to be preserved and repurposed by a historical architect approved 
by the State, with historical materials to be shared with the Dundee Township and Aurora Historical 
Societies as well as the Village of West Dundee. A commercial parcel at the hard corner has been 
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illustrated for future development. A community center with a pool, a pond and nature trails are 
among the anticipated amenities available to residents with the proposed development.  
 
Roadway access will be dictated largely by the Illinois Department of Transportation (IDOT) and the 
Kane County Department of Transportation (KDOT) based on jurisdictions of Route 72 and Randall 
Road, respectively. One access point on Randall Road is proposed, along with one point on 
Carrington Drive and two on Route 72.  
 
Two housing types are proposed, four-packs of attached single-family ranch homes and six-packs of 
two-story single-family townhomes, as a fully managed for-lease community. All garages are 
proposed to face into the site. Mr. Kianicky stated that the distance to the nearest home in the 
Carrington Enclave would be 240’ and the nearest home in Carrington Reserve at 350’, both with a 
buffer of mature trees. Conceptual renderings of building elevations were provided, illustrating a 
modern farmhouse design aesthetic.  
 
Mr. Kianicky discussed the demand for high-quality for-lease housing, indicating that similar 
developments by S.R. Jacobson have been fully leased prior to available occupancy. He advised 
that the typical resident within their for-lease communities are renters by choice with income levels 
that would qualify for a mortgage in the region. Background checks and credit reports are conducted 
on potential tenants, with a requirement that rent not exceed 33% of the household income on units 
leased for upwards of $2800 monthly. He further indicated that the community will be fully managed 
and maintained by the developer, including all internal roadway maintenance.  
 
For a basis of comparison in terms of property values, Mr. Kianicky advised that the anticipated 
value of the proposed dwelling units individually is around $425,000. He noted that a recent 
development in Naperville has seen subsequent development of homes valued over $1,000,000 on 
adjacent land, and noted that the proposed West Dundee development will be very unique based on 
the site’s natural features.  
 
Chairman Martin requested comments and questions from Commission members.  
 
An inquiry was made as to the engagement of the Public Works and Fire Departments. Mr. 
Eschbach noted that there are no unresolved matters with Public Works at this time, and that 
discussions with the Fire Department would be forthcoming. Inquiries were made regarding wetland 
and environmental studies, as well as the existing pond and pedestrian/bicycling amenities. 
 
Discussion was held regarding roadway access, noting that traffic studies will be conducted and 
discussion undertaken with IDOT and KDOT in terms access points and any roadway or traffic flow 
improvements that are warranted.  
 
Chairman Martin opened the floor for audience comments.  
 
Village Planner Tibbetts swore in Mr. Dan Finneran, 2953 Exeter Court, West Dundee. Mr. Finneran 
spoke as a representative of the Carrington Enclave subdivision, stating that concerns include 
impacts on home value and safety. He also inquired how much of the existing tree cover will remain 
between the west end of the Enclave and the proposed development and noted that in the winter 
months, the farm fields on the site are visible to the immediately adjacent homeowners. Mr. Kianicky 
advised that the intent is to keep the existing trees in the referenced area and noted that the setback 
requirement is 50’ from the property line. Director Scott added that the proposal situates the new 
dwelling units such that their most attractive side faces outward, with garages facing the interior of 
the proposed development.   
 
Village Planner Tibbetts swore in Ms. Pam Romano, 2660 Chesire Court, West Dundee. Ms. 
Romano asked if any of the proposed dwelling units would have basements. Mr. Eschbach noted 
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that based on the sloping topography of the site, some buildings would have the benefit of a walkout 
basement while others likely will not. She asked if chemicals would be used for landscape 
maintenance, referencing Jelkes Creek and requirements that the Enclave HOA has been required 
to adhere to. Mr. Kianicky advised that the landscaping and natural areas within site would be 
managed by an environmental firm, noting that all requirements from the IEPA and other agencies 
will be adhered to. Ms. Romano asked about the construction timeline. Director Scott noted that if 
the project is approved and moves forward at the anticipated pace, groundbreaking could occur in 
Spring of 2023. 
 
Village Planner Tibbetts swore in Trish Whitecotton, 36W651 Richmond Road, Dundee. Ms. 
Whitecotton thanked the petitioner for their anticipated preservation of the stone cottage. She 
expressed concerns regarding traffic impacts on both Randall Road and Route 72, noting that 
ingress and egress at Richmond Road is difficult currently, and noting that residents on Richmond 
are concerned about turnaround traffic. She also expressed concern about any future sale of the 
property and any impacts on Community Unit School District 300 (D300).  
 
Village Planner Tibbetts swore in Mr. Steve Wuest, 36W721 Richmond Road, Dundee and Mr. Chris 
Field, 36W691 Richmond Road, Dundee. Mr. Wuest and Mr. Field expressed concerns regarding 
flooding of Jelkes Creek that has occurred in the past during heavy storms and any potential for the 
proposed development may have to exacerbate this condition. Director Scott advised that legal 
requirements do not allow for a new development to exacerbate an existing condition and that a 
comprehensive review will be required, as well as compliance with the Kane County Stormwater 
Ordinance.  
 
Mr. Finneran asked if any of the leases for the proposed community would incorporate Section 8 or 
low-income vouchers. Mr. Kianicky responded that they would not.  
 
There were no more audience comments. Chairman Martin invited the petitioner to respond to the 
comments and questions provided.  
 
Mr. Kianicky advised that the proposed development equates to an investment of over $100-million, 
and that as such it is of utmost importance to S.R. Jacobson that all aspects of the community be 
maintained to the highest level of quality to support the necessary rent amounts and protect their 
investment. He further noted that in 20 years and 15 different development, S.R. Jacobson has sold 
only one of their projects, and that the intent would be to maintain ownership of this community. 
When asked about occupancy rates, he noted that their existing communities have been 100% 
occupied for at least the past few years.  
 
Director Scott noted that every residential neighborhood in West Dundee includes rental properties, 
be they purpose-built rentals or single-family homes that are leased out by their owner. He noted 
that the proposed development offers central management of leases and maintenance throughout, 
in contrast to individual rental properties.   
 
It was noted that with tremendous demand for light industrial development along the Randall Road 
and I-90 corridors in the current market, this proposal stands out as a much more desirable, 
appropriate, and sensitive use than may otherwise be proposed for the site.  
 
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 22-07. Upon roll call, motion was 
approved.  
 



 
 
Planning & Zoning Commission Minutes – August 22, 2022 
Page 5 of 9 
 
 

AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 
Martin 

NAYS: None 
ABSENT: Commissioner Kotleba 
 
The public hearing closed at 8:47 pm. 
 
Commissioners discussed setbacks and whether any variations may be needed. Mr. Kianicky noted 
that he will look to the Village for direction and noted that the intent would be to plat the entire 
residential portion of the site as a one-lot development, not to subdivide and plat individual buildings.  
 
Upon inquiry regarding potential D300 impacts and the inclusion of any park space, Director Scott 
noted that payment of the customary impact fees to be held by the Village on behalf of D300, the 
Dundee Township Park District (DTPD), Fox River Valley Public Library District (FRVPLD) and for 
municipal impacts is anticipated.  
 
MOTION:  Moved by Commissioner Seaton and seconded by Commissioner Magsamen to 
Approve a Resolution Granting Preliminary Approval, Subject to an Annexation Agreement, to: (1) 
Annex the Territory into the Village; (2) Rezone from Farming (unincorporated) to R-4 Low Density 
Multiple-Family District  (R-4) and B-3 Business-Service District; (3) for a Special Use for a Planned 
Development; and, (4) for a Preliminary Development Plan for the Development of a Multi-Family 
Residential Rental Community and Commercial Outlot on Approximately 75 Acres commonly known 
as the Strepek Property at the Southeast Corner of Route 72/Main Street and Randall Road, subject 
to the following conditions: 
 

1. Compliance with documents including site plan as submitted with the Planning and Zoning 
Application; 

 
2. Review and approval of engineering plans including but not limited to provision of necessary 

access and maneuverability as required by the West Dundee Fire Department;  
 
3. Required reviews and approvals by appropriate outside jurisdictions/agencies including but 

potentially not limited to Kane County Department of Transportation, Illinois Department of 
Transportation, the Illinois State Historic Preservation Office, the Illinois Department of 
Natural Resources, the Illinois Environmental Protection Agency, and the U.S. Army Corps of 
Engineers; and,   

 
4. Compliance with all other applicable Village codes and ordinances 

 
Upon roll call, motion was approved. 
 
AYES: Commissioners Seaton, Slovacek, Wieteska, Meyer, Magsamen, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
Director Scott stated that this petition would be presented to the Village Board for preliminary 
approval at the next Village Board Meeting. Additional formal steps to follow will include 
consideration of the exterior appearance of both site and buildings by the Appearance Review 
Commission (ARC), final review by the PZC and final review by the Village Board.  
 
VII.      OLD BUSINESS:   
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A. Petition 21-15: Airport Road/Voyageur Landing Adjacent (PINs 03-35-300-011 
and -012) – Consideration of: Final Plans and Final Plat of Subdivision for the 
Purpose of Constructing a Retail Fueling Center with Offices and Truck/Vehicle 
Parking and Storage 

 
Director Scott provided an overview of the process thus far, noting that near-final plans and the final 
plat of subdivision have been submitted for final review by PZC, noting that plans have been refined 
and now include a truck wash as an added amenity for future users of the site and to assist with 
turnover within this area of the Village’s water system. 
 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
reopen the Public Hearing regarding Planning and Zoning Petition 21-15. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
The Public Hearing reopened at 8:56 p.m. 
 
Village Planner Tibbetts swore in Mr. Jared Placek of Manhard Consulting, One Overlook Point Suite 
290, Lincolnshire, IL; and Mr. Jonathan Feld of Speedwagon Capital Partners, 400 N. LaSalle St 
#805, Chicago, IL. 
 
Mr. Placek provided an overview of the project, noting that the project remains largely the same as 
was presented for PZC’s preliminary review in December of 2021. He noted that the intended users 
of the commercial building include a gas station, a fast casual restaurant and truck repair and wash 
on the first floor, with the potential to build out office space on the second floor based on demand.  
 
He highlighted the emergency access connection at Corporate Drive and single entrance on Airport 
Road to match the existing access point to the site, noting that negotiation with the City of Elgin 
continues regarding these access points. A second desired Airport Road access is currently 
illustrated as grassed over but continues to be contemplated.  
 
Mr. Placek also noted that he and his team continue to work with the West Dundee Fire Department 
regarding the location of drive aisles and a potential second ingress/egress for the back section of 
the parking facility, north of the gas pipeline.  
 
Mr. Placek stated that they also continue to work with the Kane County Forest Preserve District 
(KCFPD) regarding an easement to locate storm sewer infrastructure to discharge directly to the Fox 
River to minimize any potential impact to Voyageur Landing Forest Preserve. Upon inquiry, he noted 
that the land slated for donation to KCFPD has not yet been accepted.  
 
Chairman Martin inquired if Airport Road would be widened. Mr. Placek stated that there is no 
intention to widen this roadway nor to limit the access drive to one-way ingress or egress, but that 
signage can be installed to encourage traffic to enter the site from the west and exit the same way.  
 
Mr. Feld confirmed that Speedwagon Capital Partners is the contract purchaser and intended 
operator of the site, and that the firm is based in Chicago. 
 
Director Scott noted that refinement of the noted details continues, with the Village Board’s final 
review as the next step. Mr. Feld stated that they are hopeful to begin construction this year.  
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MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
close the Public Hearing regarding Planning and Zoning Petition 21-15. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
The Public Hearing closed at 9:15 p.m. 
 
MOTION:  Moved by Commissioner Meyer and seconded by Commissioner Slovacek to 
Recommend to the Village President and Board of Trustees Approval of Final Plans and a Final Plat 
of Subdivision for the Purpose of Constructing Vehicle/Truck Parking and Storage and a Retail 
Fueling Center with Convenience Store, Offices, and Truck Repair and Wash on Airport Road 
Adjacent to Voyageur Landing Forest Preserve with the Following Conditions: 
 

1. Compliance with documents including site plan as submitted with the Planning and 
Zoning Application; 

 
2. Review and approval of engineering plans including developer’s design team responses 

to the Village Engineer’s plan review letter dated August 3, 2022;  
 
3. Resolution and confirmation of secondary emergency access to the site; 
 
4. Mitigation of potential drainage impacts to adjacent properties with measures as 

determined and approved by the Village;  
 
5. Review and approval of plans for site, landscaping, lighting, and exterior appearance of 

the proposed mixed-use building by the Village’s Appearance Review Commission;  
 
6. Approvals as required by other appropriate agencies and/or jurisdictions; and,   
 
7. Compliance with all other applicable Village codes and ordinances 

 
VII.      NEW BUSINESS (Continued):   
 

B. Petition 22-08: Consideration of Text Amendments to Section 10-2-1: Zoning 
Regulations – Definitions of the West Dundee Municipal Code to add and 
define “Bed and Breakfast Establishment” and to amend the definition of 
“Short Term Rental”; and Section 10-4A: Residential Districts, Article A – RE-1 
Residential-Estate Dwelling District to add a section for Special Uses 

 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
open the Public Hearing regarding Planning and Zoning Petition 22-08. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, Wieteska, and Meyer, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
The Public Hearing opened at 9:19 p.m. 
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Village Planner Tibbetts confirmed that all required notices were published according to law.  
 
Director Scott advised that in response to contemplated uses within a large RE-1 zoned parcel 
recently annexed into the Village, staff is seeking to initiate conversation regarding the addition of 
Short-Term Rentals and Bed and Breakfast Establishments as special uses within this zoning 
classification. He provided a brief overview of the proposed development of the site for context.  
 
He noted that while, to date, short-term rentals have been contemplated only for the B-1 zoning 
district and bed and breakfast establishments for R-B, consideration should be given to the large lot 
size and rural nature of existing RE-1 zoned properties and their compatibility with this type of use. 
He noted that by code, RE-1 lots must be at least 1-acre in size, or larger. The referenced site is 
anticipated to be subdivided into three 5-acre home sites.  
 
It was suggested that further distance between a potential short-term rental or bed and breakfast 
establishment and neighboring property could be achieved by stipulating a minimum acreage, say 3 
or 5 acres, to consider such a special use.  
 
It was noted that such a special use, if adopted, would require application, a public hearing before 
the Planning and Zoning Commission and approval by the Village Board for each eligible address 
wishing to pursue these types of uses.  
 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Meyer to close 
to direct staff to prepare an ordinance amending Title 10 – Zoning Regulations of the Municipal Code 
Related to Special Uses within the RE-1 Zoning District for review at a future Planning and Zoning 
Commission Meeting. Upon roll call, motion was approved.  
 
AYES: Commissioners Slovacek, Wieteska, Meyer, Magsamen and Seaton, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
MOTION:  Moved by Commissioner Slovacek and seconded by Commissioner Wieteska to 
close the Public Hearing regarding Planning and Zoning Petition 22-08. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Slovacek, Wieteska, Meyer, Magsamen and Seaton, and Chairman 

Martin 
NAYS: None 
ABSENT: Commissioner Kotleba 
 
The Public Hearing recessed at 9:33pm. 
 
VIII. MISCELLANEOUS:   There was none. 
 
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 9:33 p.m. 
 
MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
reopen the Planning and Zoning Commission meeting.  Motion was approved by consensus. 
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The Planning & Zoning Commission reopened at 9:34 p.m. 
 
VIII. MISCELLANEOUS (Continued):    
 
Chairman Martin inquired about the potential development of the Galvin property along Randall 
Road, between Route 72 and Binnie. Director Scott provided an overview of the existing parcels and 
their ownership and annexation statuses, noting that the ~90-acre parcel at the southeast corner of 
Binnie and Randall Roads is currently being contemplated by the Village of Carpentersville for 
potential annexation and development of three large light industrial buildings totaling ~1,000,000 
square feet. He advised that a similar plan was initially presented to West Dundee but was not 
formally considered due to the proposal’s lack of sensitivity to surrounding land uses and 
environmental impacts. He noted that a Special Joint Meeting of the Carpentersville Village Board 
and Planning and Zoning Commission is scheduled for September 13, 2022 for conceptual plan 
review.  
 
Chairman Martin inquired about the request for a change in zoning from R-3 to B-1 for 112 S. 
Second Street. Director Scott advised that the Village Board voted 4-3 against rezoning, and as such 
the property remains R-3 as a legal non-confirming 4-unit residential use. As a result, the access 
drive and parking lot are slated to remain as is.  
 
IX. ADJOURNMENT: 
 
MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Wieteska to 
adjourn the Planning and Zoning Commission meeting.  Motion was approved by consensus. 
 
The Planning & Zoning Commission adjourned at 9:48 p.m. 
 
Respectfully submitted, 

 
Kim Tibbetts 
Village Planner 
 
 
  


