
MINUTES OF THE PLAN COMMISSION 

September 28, 2015 

 

 

The regular meeting of the Plan Commission was called to order by Chairman Mark Moore at 

7:25 p.m. at the Village Hall. 

 

Members present:  Chairman Mark Moore, William Cotey, Amy Flores, Matthew Krummick, 

Walter Oakley, Kurt Schultz, and David Semmelman. 

 

Members absent:  None. 

 

Village Staff present:  John Spoden, Director of Community Development; David Smith, Senior 

Planner, and Fred Chung, Senior Project Engineer. 

 

Commissioner Schultz moved, seconded by Commissioner Oakley, to approve the August 24, 

2015, Plan Commission meeting minutes. 

 

Motion carried 7 - 0. 

 

OLD BUSINESS: None. 

 

NEW BUSINESS: 

 

PC 15-19 Village of Libertyville, Applicant 

  123 W. Church Street 

 

Request is for a Special Use Permit for a Planned Development in order to construct 

a parking structure and surface parking lot improvements for property located in a 

C-1, Downtown Core Commercial District; C-2, Downtown Community 

Commercial District; R-8 Multiple Family Residential District; and IB, Institutional 

Buildings District. 

 

PC 15-20 Village of Libertyville, Applicant 

  123 W. Church Street 

 

Request is for a Planned Development Concept and Final Plan in order to construct 

a parking structure and surface parking lot improvements for property located in a 

C-1, Downtown Core Commercial District; C-2, Downtown Community 

Commercial District; R-8 Multiple Family Residential District; and IB, Institutional 

Buildings District. 

 

Mr. John Spoden, Director of Community Development, introduced the requests.  Mr. Spoden 

stated in response to the 2005 Comprehensive Plan Update, the Village was tasked with 

increasing parking availability.  He stated that a subsequent parking study indicated that there 

should be an east side parking garage and a west side parking garage within the downtown 

vicinity.  He stated that the west side parking garage located at the southeast corner of Lake 

Street and Brainerd Avenue was then completed in 2009.  He stated that further exploration for 
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a potential second parking garage for the east side of Milwaukee Avenue ensued and several 

locations were studied including areas within the 500 block, 600 block, the Cook Apartments 

parking lot, the Harris Bank parking lot and the AT&T parking lot.  He stated that none of these 

locations panned out for a variety of reasons. 

 

Mr. Spoden stated that Staff then turned their attention to what is commonly referred to as the 

Civic Center parking lot, but more property identified as the Village’s public parking located 

behind and to the south of the Civic Center and St. Lawrence Church for the second parking 

garage.  He stated that although it is on the west side of Milwaukee Avenue, it is further south 

from the first parking garage. 

 

Mr. Spoden stated that the services of Walker Parking Consultants were retained and they began 

to study the Civic Center lot with multiple alternative designs in terms of orientation and 

architecture.  He stated that in the end, the most viable alternative was to orient the parking 

garage structure in an east-west orientation as this allowed additional distance from St. Lawrence 

church and additional landscape buffering between the structure and the apartment building to 

the south. 

 

Mr. Spoden stated that signed leases have been acquired from the property owner for the PNC 

Bank building to the east and from the owners of the Masonic Temple building to the west as the 

proposed layout of the parking structure will encroach onto those two properties. 

 

Mr. Spoden stated that the Parking Commission is currently working on a temporary parking 

plan to be implemented during the construction period of the parking garage.   

 

Mr. Spoden stated that Staff is requesting approval for a Special Use Permit for a Planned 

Development and Planned Development Concept Plan and Final Plan in order to allow the 

construction of the proposed parking garage. 

 

Mr. Brad Navarro, Walker Parking Consultant, stated that the proposed parking garage will have 

four levels of parking and will be constructed of pre-cast concrete with then set brick in panels. 

 

Mr. Scott Hezner, consulting architect for the Village, presented the architecture.  He stated that 

the intent of the brick inlay facades is intended to blend in with the surrounding built 

environment.   

 

Mr. Dan Dalziel, 3D Design, presented the pedestrian amenities including the pathways and 

access in and out of the site from adjoining streets.  He stated that the proposed court yard area 

on the north side of the proposed garage offers an opportunity for Village support public events.  

He stated that the driveway entrance from Church Street will include the same streetscape 

features already used by the Village along Church Street.  Mr. Dalziel stated that the south 

elevation wall of the proposed parking garage serves as a good back drop for the proposed 

landscaping located between the parking structure and the apartment building to the south.  He 

stated that additional vegetation shall include rain gardens along the south and southwest corners 

of the site. 
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Mr. Tim Doron, Gewalt Hamilton Associates, presented the traffic impact study.  He stated that 

traffic is already circulating the neighboring streets.  He stated that Friday night is most likely the 

critical mass for traffic congestion.  He stated that they created a specific model to study the 

traffic impact that is customized for this situation.  He stated that the model showed no changes 

in levels of service except the driveway to and from Church Street level of service drops from an 

A to a B. 

 

Mr. Navarro presented the construction sequencing for the proposed parking garage.  He stated 

that the plan is to start the construction phasing after the holidays.  He stated that the proposal is 

intended as sustainable design and will use recycled materials.   

 

Mr. David Esper, 322 Brainerd Avenue, stated that the landscaping and architecture is important.  

He stated that he is concerned about the traffic flow along Brainerd Avenue and Maple Avenue. 

 

Mr. Vince Arpino, 109 West Maple Avenue, stated that he is concerned about the storm water 

management.  He stated that three or four times a year the storm sewers overflow.  He is 

concerned about the low spot on the site and how that will affect storm water flow. 

 

Mr. Navarro stated that they are not increasing the impervious surface.  He stated that with the 

addition of the rain gardens that this should help to reduce the off-site storm water flow.  He 

stated that the runoff from the roof will be tied into storm sewers and the runoff from at grade 

will be tied into the sanitary sewer system. 

 

Mr. Fred Chung, Village Engineer, stated that the Lake County Storm Water Management 

Commission will be required to review and approve the civil engineering plans. 

 

Mr. Arpino stated that he is concerned about the large scale of the project and the potential 

impact on storm water management. 

 

Mr. Mike Womack, 320 West Maple Avenue, stated that he is concerned about the proposed 

landscaping and the aesthetics of the overall project.  He stated that he is concerned about the 

landscape treatment located at the southwest corner of the building. 

 

Mr. Spoden stated that Staff is currently having discussions with First Presbyterian about the 

parking lot they own on the north side of Maple Avenue and on the west side of the driveway 

entrance from Maple Avenue.  He stated that this driveway is currently very narrow and Staff 

would like to see this widened with the addition of a sidewalk along the drive.  He stated that this 

will require an agreement with First Presbyterian Church as they own the property that abuts the 

west side of the driveway.   

 

Mr. Womack stated that he would like to see a buffer between the driveway and the empty lot to 

the west of the driveway.  He asked why elevator towers are located where they are. 

 

Mr. Navarro stated that the proposed locations of the two elevator towers were deliberate and in 

response to the code requiring a certain separation between the two towers.   
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Mr. Dalziel stated that if the southwest corner of the structure were to have it drive entrance 

removed, this would create more opportunity for additional landscaping. 

 

Mr. Ed Vachula, 350 Brainerd Avenue, 7A, stated that they have their condo building’s refuse 

container located on their property, but near the southwest corner of the proposed parking 

structure.  This may require them to change how they have their trash removed.  He stated that 

the Village should consider make the southwest corner an open space opportunity for outdoor 

benches.  He stated that the Village should also consider incorporating an insurance plan to cover 

for flooding events by the development. 

 

Mr. Vachula asked what the plan is for snow removal.  Mr. Spoden stated that snow removal will 

take place at the north side of the structure. 

 

Mr. Rod Buss, stated that he is an owner of the building to the south.  He stated that he is 

concerned about the pedestrian routes and the construction phasing.  He asked for clarification as 

to whether the east entrance into the parking structure coming through the PNC Bank parking lot 

would ever be closed off or not. 

 

Mr. Navarro stated that in the agreement between the Village and the owner of the PNC Bank 

property allows the bank property owners to reserve the right to control that entrance.  He stated 

that during the construction phasing, the contractors will not likely use the Maple Avenue 

entrance. 

 

Mr. Dalziel stated that pedestrian routes eventually become a learned behavior and that people 

will find the most efficient routes to traverse.   

 

Mr. Womack stated that lighting along pedestrian paths will also help to influence where people 

decide to walk. 

 

Mr. Jim Engdahl, 234 West Maple Avenue, stated that he is concerned that if the Maple Avenue 

access driveway is widened then it may prohibit residential development on the west side of the 

driveway.  He stated that there isn’t a need for four entrances and that the driveway from Maple 

Avenue should be vacated.  Mr. Engdahl asked how will the parking garage be paid for.  Mr. 

Spoden stated that the garage will be paid for from the T.I.F. funds. 

 

Mr. Engdahl stated that the Village should not rely on sales taxes to pay for the garage. 

 

Mr. Spoden stated that Staff’s discussion and study of the ingress and egress to the parking 

garage has lead to the belief that the Maple Avenue driveway should be widened and moved over 

towards the west, include a sidewalk along the driveway and that this entrance in conjunction 

with the other points of access will help to disperse traffic better and further help to decrease 

instances of bottlenecking along any of the entrance driveways.   

 

Mr. Erik Cook, 308 West Maple, stated that he is concerned about the overall height of the 

towers. 
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Mr. Hezner stated that southwest tower is shorter than the north east tower. 

 

Commissioner Flores stated that she is concerned access the parking garage during peak traffic 

periods and that she is concerned that using Maple Avenue to access the parking garage could be 

problematic. 

 

Mr. Doron stated that without the Maple entrance he is concerned about Brainerd Avenue 

driveway entrance being a one-way in thereby placing more traffic pressure on the Church Street 

entrance.  He stated that the Maple Driveway entrance is important. 

 

Commissioner Cotey asked for clarification as to the oil separator infrastructure.  Mr. Navarro 

stated that there will be three basins install to separate the oil prior to storm water entering the 

sanitary sewer. 

 

Mr. Chung stated that in addition to the oil separators there will be filter hydrocarbon 

incorporated into the system. 

 

Commissioner Cotey asked for clarification as to the snow removal plan.  Mr. Hezner stated that 

the plaza on the north side of the structure will be constructed with either a concrete paver or 

pressed concrete and that this area could be used for snow storage prior to its removal. 

 

Commissioner Cotey stated that he likes the fact that LED lighting will be used.  He asked for 

clarification as to how much light spillage will be produced.  Mr. Hezner stated that the LED 

lighting on the top level along the perimeter of the wall will be low height standards and that in 

the center of the top level will have the higher light standards. 

 

Mr. Navarro stated that the lighting will be code compliant in terms of the foot candle 

illuminations.   

 

Mr. Womack asked for clarification as to the proposed security.  Mr. Spoden stated that there 

will be cameras. 

 

Commissioner Krummick asked why the architecture couldn’t be designed to make it look like 

the north parking garage.  Mr. Hezner stated that due to the uniqueness of the existing built 

environment being somewhat different between the two locations, the attempt was to play off of 

the surrounding buildings in order to blend thus causing a variation in architectural design and 

style. 

 

Commissioner Krummick asked for clarification as to the parking need in the Village.  Mr. 

Spoden stated that the downtown has developed without a parking requirement unless new 

development is proposed then either parking is provided or a pay a fee in lieu of parking is 

required for new development.  He stated that due to the success of the downtown there has been 

an increasing need to address both traffic and parking concerns and this has been documented 

with the previous downtown traffic and parking impact study. 
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Commissioner Schultz inquired about the signage for the proposed parking garage.  Mr. Spoden 

stated that they will come back with a sign program including a way finding sign aspect. 

 

Commissioner Schultz inquired about the night time safety, if there is a maintenance plan, and 

the location of the trash receptacles.  Mr. Navarro introduced the concepts of passive security 

and aggressive security.  He stated that passive security will incorporate the punched openings in 

the walls for visibility and the strategically located lighting.  He stated that aggressive security 

includes the code blue boxes and security cameras. 

 

Chairman Moore asked for further clarification of the proposed signage.  Mr. Spoden stated that 

the sign program is still under study and a plan will be brought back to the Plan Commission 

once this plan is drafted. 

 

Chairman Moore stated that he is concerned about pedestrian traffic safety.  He asked about the 

snow removal timing.  Mr. Hezner stated that the snow will be removed immediately.   

 

Chairman Moore asked for clarification regarding the parking and access agreement with the 

property owners of the PNC Bank.  Mr. Spoden stated that the owners of the PNC Bank property 

reserves the parking garage entrance facing their property for their employees. 

 

Chairman Moore asked about the south elevation wall.  Mr. Hezner stated that the intent is to 

make it the quiet side as it faces the apartment building to the south. 

 

Chairman Moore requested additional clarification as to how the storm water will be managed 

and its potential impact upon the PNC Bank property.  Mr. Chung stated that there are existing 

storm sewers under the bank parking lot. 

 

Chairman Moore asked how Village special events will be handled.  Mr. Spoden stated that 

Village Staff have been and will continue to be in discussions with the special event stakeholders 

regarding the logistics for managing special events. 

 

Chairman Moore stated that he agrees that the Maple Avenue entrance is necessary.  He asked 

how utilities will be handled. 

 

Mr. Navarro stated that they will locate utility control panels into the garage.  He stated that there 

will be one ground mounted utility box. 

 

Chairman Moore asked Mr. Spoden how they prefer to proceed.  Mr. Spoden stated that they are 

ready for the request to be forwarded to the Village Board. 

 

In the matter of PC 15-19, Commissioner Schultz moved, seconded by Commissioner 

Semmelman, to recommend the Village Board of Trustees approve a Special Use Permit for a 

Planned Development in order to construct a parking structure and surface parking lot 

improvements for property located in a C-1, Downtown Core Commercial District; C-2, 

Downtown Community Commercial District; R-8 Multiple Family Residential District; and IB, 

Institutional Buildings District subject to the following conditions: 1) Remove the western 
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entrance to the parking garage and replace with landscaping and rain garden; and 2) The 

Village must first obtain adequate property acquisition, easement, or license rights to facilitate 

both vehicular and pedestrian ingress and egress from the parking garage to West Maple 

Avenue.  

 

Ayes:  Moore, Cotey Flores, Krummick, Oakley, Schultz, Semmelman 

Nays:  None 

Absent: None 

 

Motion carried 7 - 0. 

 

In the matter of PC 15-20, Commissioner Oakley moved, seconded by Commissioner Schultz, to 

recommend the Village Board of Trustees approve a Planned Development Concept and Final 

Plan in order to construct a parking structure and surface parking lot improvements for property 

located in a C-1, Downtown Core Commercial District; C-2, Downtown Community 

Commercial District; R-8 Multiple Family Residential District; and IB, Institutional Buildings 

District, subject to the following conditions: 1) Remove the western entrance to the parking 

garage and replace with landscaping and rain garden; and 2) The Village must first obtain 

adequate property acquisition, easement, or license rights to facilitate both vehicular and 

pedestrian ingress and egress from the parking garage to West Maple Avenue. 

 

Ayes:  Moore, Cotey Flores, Krummick, Oakley, Schultz, Semmelman 

Nays:  None 

Absent: None 

 

Motion carried 7 - 0. 

 

COMMUNICATIONS AND DISCUSSION: None. 

 

Commissioner Oakley moved, seconded by Commissioner Schultz, to adjourn the Plan 

Commission meeting. 

 

Motion carried 7 - 0. 

 

Meeting adjourned at 9:45 p.m. 


