
PLANNING AND ZONING COMMISSION MEETING       January 30, 2023 – 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 7:32pm by Chairman 
Martin. 
 
II. ROLL CALL: 
 
Present were Chairman Bob Martin, Commissioners Brian Slovacek, John Seaton, Ron Meyer and 
Rick Magsamen. Commissioner Andrew Wieteska was absent. 
 
Also in attendance were Director of Economic Development, Planning, Zoning and Urban Design 
Timothy Scott, Village Planner Kim Tibbetts, Director of Community Development Thomas 
Moszczynski, and Village Trustee / PZC Liaison Tom Price. There were three (3) individuals in the 
audience.  
 
III. PLEDGE OF ALLEGIANCE:   
 
Chairman Martin 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, and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska 
 
V. APPROVAL OF MINUTES: 
 

A. August 22, 2022 
 
MOTION: Moved by Commissioner Seaton and seconded by Commissioner Magsamen to 
approve the Minutes of August 22, 2022.  Upon roll call, motion was approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek, and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska 
 

B. October 3, 2022 
 
MOTION: Moved by Commissioner Slovacek and seconded by Commissioner Seaton to 
approve the Minutes of October 3, 2022.  Upon roll call, motion was approved.  
 
AYES: Commissioners Magsamen, Seaton, and Slovacek, and Chairman Martin 
NAYS: Commissioner Meyer 
ABSENT: Commissioner Wieteska 
 

C. October 24, 2022 
 
MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
approve the Minutes of October 24, 2022.  Upon roll call, motion was approved.  
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AYES: Commissioners Magsamen, Seaton, and Slovacek, and Chairman Martin 
NAYS: None 
ABSTAIN:  Commissioner Meyer 
ABSENT: Commissioner Wieteska 
 
VI. QUESTIONS FROM THE AUDIENCE: There were none. 
 
VII.      NEW BUSINESS:   
 

A. Public Hearing – Consideration of Petition 23-01: Gardner Capital / Spring Hill 
Senior Residences Phase 2 – (1) A Special Use for Senior Citizen Housing; (2) 
A Special Use for a Planned Development; (3) A Planned Development; (4) a 
Variation for the Required Number of Parking Spaces; and (5) a Variation for 
Unit Density 
 

MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
reopen the Public Hearing regarding Planning and Zoning Petition 23-01. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska  
 
The Public Hearing opened at 7:36 pm. 
 
Village Planner Tibbetts confirmed that notices regarding this Public Hearing were published and 
distributed according to law.  
 
Director Scott provided an overview of the proposed Spring Hill Senior Residences Phase 2 project, 
noting that, similar to Phase 1 (located at 939 W Main Street), the proposed project is seeking 
financing through the Illinois Housing Development Authority (IHDA) Low Income Housing Tax 
Credit (LIHTC) program as income-based housing for seniors.  
 
He noted that the Village Board conceptually approved Phase 2 within the approvals for Phase 1. He 
noted that the Phase 1 was originally approved for 85 units on 4 floors but was downsized to 61 
units on 4 floors. Phase 2 has been proposed for up to 60 units and 3 floors. He noted that at 60 
units, the project exceeds the allowed unit density by a very small margin, and that a unit density 
variation may not be necessary should the unit count be decreased as has been intimated.  
 
Chairman Martin noted that the applicant was not in attendance and requested comments and 
questions from Commission members.  
 
Commissioner Magsamen asked if the applicant had been informed of the requirement to add a fire 
lane to access the rear elevation in the event of a fire emergency, which Director Scott confirmed.  
 
Commissioner Seaton asked if any parking concerns have been raised in regards to Phase 1, which 
was granted a variation related to required parking. Chairman Martin noted that the parking lot of 
Phase 1 is rarely more than two-thirds full. It was noted that Gardner Capital reported that the 
waiting list for Phase 1 exceeds the number of proposed units for Phase 2, such that Phase 2 will 
likely be fully leased upon opening.  
 
Chairman Martin inquired about sidewalk access to adjacent Prairie Meadow Park. Director Scott 
noted that internal sidewalks are included within the plan, with staff having recommended additional 
sidewalks and connections to Phase 1, and that the public sidewalk along Village Quarter Road 
connects the property to Prairie Meadow Park.   
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Commissioner Slovacek inquired about stormwater detention, to which Director Scott advised that 
the existing detention pond is intended to serve not only the Gardner Capital site Phases 1 and 2, 
but also LifeZone360 (999 W Main) and Advocate Outpatient Center (979 W Main). It will be 
incumbent upon the application to provide a stormwater report to verify the adequacy of the existing 
stormwater detention facilities, which will be reviewed by the Village’s consulting engineers. He 
noted that Gardner Capital increased the capacity of the pond during Phase 1 construction, and it 
was recommended at that time this expansion facilitate adequate capacity to serve a future Phase 2.  
 
Commissioner Magsamen noted that staff’s recommendation included desired corrections to Phase 
1, and inquired whether the two should be addressed separately. Director Scott noted that staff’s 
intention was to memorialize the need to retrofit Phase 1 with a depressed curb at the front entrance, 
and to replace failed landscape material within Phase 1 and the berm located along the east border 
of the site, and that these conditions have been broached with Gardner and can be addressed 
separately. It was requested that these Phase 1 concerns be recorded within the Minutes.  
 
It was noted that the Village and Dundee Township continue to work to bring PACE bus service into 
the property for ease of access for residents of Spring Hill Senior Residences.  
 
Seeing no further comments, 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 23-01. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska  
 
The public hearing closed at 8:06 pm. 
 
MOTION:  Moved by Commissioner Seaton and seconded by Commissioner Magsamen to 
recommend to the Village President and Board of Trustees approval of: (1) A Special Use for Senior 
Citizen Housing; (2) A Special Use for a Planned Development; (3) A Planned Development; (4) a 
Variation for the Required Number of Parking Spaces; and (5) a Variation for Unit Density for the 
purpose of constructing senior citizen housing at the subject site known as Spring Hill Senior 
Residences Phase 2, subject to the following conditions:  
 

1) The addition of an emergency access fire lane to the south and west of the proposed 
building, to be reviewed and approved by the Fire Chief and Fire Prevention Officer; and  

2) Additional pedestrian walkways to provide a continuous pathway for resident use throughout 
the site, to be reviewed and approved by staff; and 

3) Submittal of a landscaping plan for Phase 2; and  
4) Compliance with documents including site plan as submitted with the Planning and Zoning 

Application; and 

5) Review and approval of engineering plans; and,   
6) Compliance with all other applicable Village codes and ordinances. 

 
AYES: Commissioners Seaton, Slovacek, Meyer and Magsamen, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska  
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B. Public Hearing – Consideration of Petition 23-02: Potential Municipal Code Text 
Amendment(s) to Potentially Facilitate Accessory Dwelling Units (ADUs) 

 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
reopen the Public Hearing regarding Planning and Zoning Petition 23-02. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska  
 
The Public Hearing opened at 8:09 pm. 
 
Village Planner Tibbetts confirmed that notices regarding this Public Hearing were published and 
distributed according to law.  
 
Director Scott provided an overview of the topic of facilitating Accessory Dwelling Units (ADUs) on 
single-family zoned property, noting that such uses have become increasingly more common and 
desired. He reminded PZC members of the recent approval to extend right-sized plumbing 
infrastructure for non-dwelling use to a proposed accessory structure at 615 S Third Street. The 
question before PZC is whether ADUs are viable for consideration and what, if any, conditions 
should apply.  
 
Chairman Martin requested comments, questions and discussion by Commission members.  
 
Addressed was the difference between ADUs and detached accessory structures, the former being 
a type of use and the latter being a form or type of structure. Director Scott noted that an ADU could 
potentially exist within a principal structure (attached ADU, such as a walk out basement or a home 
addition) or accessory structure (detached ADU, such as a garage loft), so long as the unit has a 
dedicated exterior entrance. Upon inquiry, it was noted that a two-flat or duplex is different from a 
principal structure with an ADU, in that traditionally the former offers to “like” units where neither is 
primary to the other.  
 
Numerous considerations were discussed, including (a) application of building and life/safety code 
requirements, (b) the potential impact of ADUs on neighborhood character, (c) potential limitations or 
regulations for use as an income-producing rental unit, (d) application of residential rental licensure, 
enforcement, and inspections, (e) the potential for increased density and parking needs, (f) owner 
occupancy of the principal or accessory unit, (g) application of zoning standards including setbacks, 
lot coverage, and bulk regulations and (h) application of appearance review standards for exterior 
renovations or new accessory structure construction.  
 
Commissioner Seaton advised that he has spoken to several residents about this topic. Though a 
variety of opinions were expressed, many were in favor of use of an ADU as additional living space 
for the occupants of the principal structure or their extended family, as opposed to use as an 
income-producing rental unit. He noted that advice from a recent planning seminar was to clearly 
communicate to residents what is to be allowed if this concept is approved and implemented.  
 
Director Scott noted that rental of single-family homes is currently allowed and utilized throughout 
the Village.  
 
Director Scott drew the Commission’s attention to a potential definition of ADUs as follows: A 
dwelling unit that is an accessory use to a single-family dwelling and that independent of the 
principal use provides a separate entrance and proper facilities for bathing, cooking, and sleeping.  
He noted that the definition could specify location of ADUs in a detached structure, should that be 
PZC’s recommendation.  
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Commissioner Magsamen raised the question of exterior appearances and maintaining appropriate 
roof pitches on accessory structures.  
 
Director Moszczynski offered insight regarding building code regulations and the administrative 
impact of increased rental registration and inspection demands. He noted that code compliance is 
often more readily achieved when a property is owner occupied, and that enforcement of a “family 
only” policy could prove extremely difficult. He noted that for many existing detached accessory 
structures, the level of retrofitting required to facilitate an ADU may be substantial enough to require 
a tear down and rebuild. He further noted that sprinklers are required for all new residential 
construction, and could be required of all ADU build-outs, whether new construction or retrofitted.  
 
Commissioner Slovacek asked whether inquiries have been received from residents seeking an 
ADU. Director Scott noted that a few individuals have inquired in regard to potential purchases of 
homes in West Dundee.  
 
Discussion was held regarding the potential for construction of ADUs without a permit, and the 
potential misperception by future owners as to how an ADU could be used (i.e. illegal use as income 
producing long or short term rentals, if these uses are disallowed). Reference was also made to 
previous illegally constructed ADUs which the Village has required to be removed. 
 
Chairman Martin invited comments from the audience.  
 
Village Planner Tibbetts swore in Ms. Cheryl Anderley, 430 S. First Street. Ms. Anderley spoke 
regarding communities on the west coast in which available ADUs are mandated to be rented out 
and where multiple ADUs are present on a single site. She noted that many wish to age in place at 
their current residence, and the addition of an ADU may facilitate an owner downsizing into a smaller 
unit on site while renting out the principal structure.  
 
Trustee Price noted that the Village Board remanded this topic to PZC and is seeking a 
recommendation for conditions to be included should this topic advance.   
 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
continue discussion regarding potential Municipal Code text amendment(s) to potentially facilitate 
Accessory Dwelling Units (ADUs) at the next Planning and Zoning Commission Meeting. 
 
AYES: Commissioners Magsamen, Seaton, Slovacek and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska  
 
Seeing no more comments, Chairman Martin requested a motion to close the Public Hearing.  
 
MOTION:  Moved by Commissioner Magsamen and seconded by Commissioner Seaton to 
close the Public Hearing regarding Planning and Zoning Petition 23-02. Upon roll call, motion was 
approved.  
 
AYES: Commissioners Magsamen, Seaton, Slovacek and Meyer, and Chairman Martin 
NAYS: None 
ABSENT: Commissioner Wieteska 
 
The public hearing closed at 9:14pm. 
 
VIII. MISCELLANEOUS:   There was none. 
 
IX. ADJOURNMENT: 
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MOTION: Moved by Commissioner Magsamen and seconded by Commissioner Slovacek to 
adjourn the Planning and Zoning Commission meeting.  Motion was approved by acclimation. 
 
The Planning & Zoning Commission adjourned at 9:15pm. 
 
Respectfully submitted, 

 
Kim Tibbetts 
Village Planner 
 
 
  


