Village of Carol Stream
AGENDA
R E GU L AR M E E T I N G -P L AN C OM M I S S I O N /Z ON I N G B O AR D O F A P P E AL S
MONDAY, AUGUST 10, 2015 AT 7:00 P.M.
ALL MATTERS ON THE AGENDA MAY BE DISCUSSED, AMENDED AND ACTED UPON
I.

II.
III.

Roll Call: Present.
Absent:
Approval of Minutes: July 13, 2015
Public Hearing:
A. 15173

IV.

McDonald’s USA, LLC - 1335 County Farm Road
Special Use - Amendment (Drive-Through)
Variation - Zoning Code (Off-Street Parking)

Presentation:
A. 15174

DCT 191 North Avenue LLC - 191 E. North Avenue
Gary/North Avenue Corridor Review

V.

Old Business:

VI.

New Business:

VII.

Report of Officers:

VIII.

Adjournment:

7/13/2015 PC

Regular Meeting – Plan Commission/Zoning Board of Appeals
Gregory J. Bielawski Municipal Center, DuPage County, Carol Stream, Illinois
All Matters on the Agenda may be Discussed, Amended and Acted Upon
July 13, 2015
Chairman Christopher called the Regular Meeting of the Combined Plan Commission/Zoning Board of
Appeals to order at 7:00 p.m. and directed Secretary Linda Bailey to call the roll. The results of the roll
call vote were:
Present:

Chairman Angelo Christopher and Commissioners Dee Spink, David Creighton, Frank
Petella, Frank Parisi, John Meneghini and Charlie Tucek.

Absent:
Also Present:

Don Bastian, Assistant Community Development Director, Linda Bailey, Community
Development Secretary, Village Attorney Jim Rhodes and a representative from DuPage
County Court Reporters.

MINUTES:
Commissioner Spink moved and Commissioner Meneghini made the second to approve the minutes of
the meeting of June 29, 2015, with the correction to pages 16, 19 and 24.
Ayes:

7

Commissioners Creighton, Spink, Petella, Parisi, Tucek, Meneghini and Chairman
Christopher

Nays:
0
Abstain: 0
Absent: 0
PUBLIC HEARING:
Case # 14357 – Bluestone Single Tenant Properties, LLC. – 170-200 W. North Avenue
Zoning Code Text Amendment
Special Uses – Planned Unit Development Plan
Automobile and Commercial Vehicle Fueling Plaza
Preliminary/Final Planned Unit Development Plan
North Avenue Corridor Review
Sign Code Variations
Final Plat of Subdivision
Attorney James Rhodes opened the meeting with a statement reviewing the process for those that were
not in attendance last week. As the Chairman indicated this is a continuation of the Public Hearing, we
have had two previous meetings for the Public Hearing on June 22nd and June 29th. Attorney Rhodes
stated that at the June 22nd meeting the petitioner Mr. Claes gave a presentation regarding the proposed
development, the interested parties had the opportunity to cross examine Mr. Claes. Attorney Rhodes
stated that on the June 29th, presentations were made by the petitioner’s transportation engineer and
acoustical engineer, both were crossed examined by interested parties, and members of the Plan
Commission/Zoning Board of Appeals (PC/ZBA) asked questions of the petitioner’s witnesses. Attorney
Rhodes stated that at that meeting staff provided their staff report and interested parties asked questions
regarding the staff report and the meeting was continued to today’s date. During the meeting the
petitioner was asked to provide certain additional information. Attorney Rhodes stated that the petitioner
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has revised or supplemented certain plans, studies and reports. When the reports were received they
were added to the Village’s website and were provide to the Attorney for the Holiday Inn, and all of the
documents that we have indicated previously that relate to this public hearing are posted on the village
website and any additional documents that will be received will also be posted on the website for anyone
to review. Attorney Rhodes stated that it is his understanding the petitioner has those additional plans
and will be presenting them through various witnesses who will testify. When the witnesses are done
testifying any interested party will have the opportunity to ask questions of witnesses. After the
completion with the petitioner’s witnesses, any interested parties may provide testimony or evidence with
respect to any of the approvals that are being requested by the petitioner Bluestone. Attorney Rhodes
stated that we will begin the interested parties witnesses with the Holiday Inn, since we are aware that
they have expert witnesses that they wish to have testify this evening. Thereafter anyone else that
desires to present any witnesses expert or otherwise can present those witnesses, all of those witnesses
will be subject to questioning by the petitioner, other interested parties, or members of the Plan
Commission, in that order. Thereafter the petitioner will have opportunity to provide any rebuttal,
witnesses, or information that it requests to provide, and then the parties will have the opportunity to
provide any type of statements that they desire with respect to the petitioner’s request and the criteria
that the Plan Commission is required by ordinance to determine with respect to these items. At that time
the Plan Commission will deliberate and make its recommendation to the Village Board. Attorney Rhodes
stated that a written decision will be prepared and given to the Village Board based upon the Plan
Commission’s recommendation.
Attorney Rhodes reminded anyone in the audience that would wish to testify or make a statement that
they would need to fill out a form and the forms are located in the back of the room.
Finally he asked that everyone in the room to maintain an orderly process during the hearing and
requested that they refrain from making any comments during testimony.
Attorney Tom Burney stated that he represents Bluestone, and all of their witnesses that will be testifying
have already been sworn in and they would like to start with the traffic engineer.
Peter Lemmon from Kimley Horn Associates stated that at the last meeting there were some questions
and a request for a GAP analysis on Gary Avenue at the access driveway. He stated that a GAP analysis
was done on Wednesday July 1st. He explained that a GAP analysis is the gap in traffic flow, and in this
case on Gary Avenue, north bound and south bound you measure the gaps and the size of the gaps in
terms of time, and then you look at the different movements that utilize those gaps. He stated that most of
the concerns from the last meeting were related to traffic exiting the site, left turns going northbound onto
Gary Avenue. He highlighted the new study taken on July 1, 2015, and on July 7, 2015, explained the
counts and field work analysis.
Attorney Burney wanted to make sure he heard Mr. Lemmon correctly, that a GAP study was not
required by IDOT or DuDOT, is that correct?
Mr. Lemmon said that is correct.
Attorney Burney asked Mr. Lemmon, based on the GAP analysis, have you been able to determine, is it
your opinion that a Gap study wasn’t necessary in this instance?
Mr. Lemmon stated that the GAP study shows there are enough gaps, versus the volume of traffic.
Chairman Christopher asked if Attorney Jones had any questions.
Attorney Jones has no questions.
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Attorney Rhodes asked of anyone in the audience had any questions.
A resident from Windsor Park Manor stated that this is traffic as of today, and as we can all expect traffic
will be increasing over time, how does the future traffic work into this?
Mr. Lemmon referred to the graph in the GAP analysis study.
Sue Widerski wanted to know if Mr. Lemmon thinks the study is accurate with it being done on the week
before the 4th of July and the week following. She can tell us that the occupancy at the hotel during that
week compared to this week, when half the world is not on vacation and there isn’t that much traffic.
Mr. Lemmon stated that this GAP analysis was done at the request of the Plan Commission at the June
29, 2015 meeting and we wanted to get the study done ahead of the holiday and last Wednesday was
very similar to the previous Wednesday, he stated that once you get close to the holiday Thursday/Friday
the traffic is very different. He stated that ideally you would not do a traffic study that close to a holiday
weekend, but this was done at the request of the Plan Commission.
Commissioner Spink wanted to know if the traffic study was taken on both sides of North Avenue.
Commissioner Spink wanted to know if they counted all trucks.
Mr. Lemmon stated that the traffic study was on the whole intersection, east bound and west bound on
North Avenue, west of Gary Avenue. He stated that they counted every car and truck.
Dr. Thunder stated that at last meeting the Plan Commission had some questions regarding the ambient
noise, that the study wasn’t a 24 hour study and what is the impact for the residents at the Windsor Park
development which about 1,000 feet west from where this project would be. We have expanded the study
to a 24 hour study. Dr. Thunder stated that the study was done with an audio recording so they could
listen to the noise, so they could identify events, and at the Windsor Park development they installed a
sound data logger at the east edge of the property to monitor the noise at that location. He stated that the
study was done from 8:00 pm on Tuesday, June 30th to 8:00 pm on Wednesday July 1st. He referred to
the charts shown in the supplemental noise study, going over the different dB levels at different times of
the 24 hour period. He stated that they had the opportunity to bring a Pilot truck onto the site and have it
idle at three different locations and circle around the property and the chart shows the times that the truck
passed by the microphones and level of noise.
Attorney Burney asked Dr. Thunder if he came to any conclusion from a sound stand point on Windsor
Park if the property is developed for this use.
Dr. Thunder stated that he did not see any impact.
Attorney Burney stated that Dr. Thunder referred to information that Mr. Lemmon provided regarding the
late night hours / early night hours do you recall that he identified approximately five trucks in those hours
per hour?
Dr. Thunder answered yes.
Attorney Burney asked if that it turns out to be about one truck every 12 minutes is that accurate?
Dr. Thunder answered that would be about right.
Chairman Christopher asked if Attorney Jones had any questions.
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Attorney Jones asked when Dr. Thunder complied the additional data after the June 29th meeting, did he
visit any other Pilot facilities.
Dr. Thunder stated no, they had the Pilot truck pull up.
Attorney Jones asked if Dr. Thunder actually ever went to a Pilot Truck Stop?
Dr. Thunder states that no he did not.
Attorney Jones asked if they had the truck back up when they had it circling around the site?
Dr. Thunder states that the truck was not backing up.
Attorney Jones asked how fast the truck was going when it was circling the site?
Dr. Thunder states about 10 to 15 miles per hour.
Attorney Jones asked did they take any readings on Pilot’s west property line, the one that immediately
separates the Pilot property from the vacant property, which is owned by Covenant, the retirement
community?
Dr. Thunder states no.
Attorney Jones thanked Dr. Thunder.
Attorney Rhodes asked if anyone had any question for Dr. Thunder.
Martin Findling, a resident of Windsor Park, stated that if he remembers right, that when a truck backs up
the backup alert is 90 dB.
Dr. Thunder states that if there is a backup alarm that would be fairly high at a close distance.
Mr. Findling asked if the backup alarms were considered in the studies?
Dr. Thunder states that it is his understanding that these kinds of trucks with the longer trailers do not
have backup peepers, so that was not something that was considered.
Rick Claes states that it has come up a couple of times from comments from the audience about the
backup beepers on commercial vehicles, the vast majority, over 90 percent of over the road vehicles, do
not have backup beepers. He states that what you hear when a commercial vehicle that carries freight is
backing into a loading dock, those sensors are built into the loading docks of the manufacturing facility or
at the retail shopping center they are not on the trucks. He states that where you do hear the beepers it is
construction vehicles that operate on site, a bulldozer that doesn’t want to run over a construction worker
that might be working in a ditch. He states that he can’t tell you with certainty that 100% will not have
beepers, but he can tell you that a vast majority, over 90% of the trucks that haul freight do not have
backup beepers when they are in reverse.
Attorney Rhodes asked if Mr. Findling has any other questions.
Mr. Findling states that he believes that it was indicated that these were going to be mainly day trippers
which have the smaller trucks not the long haul trucks, and he is curious about that.
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Mr. Claes states it is true that this facility is designed for day trippers, it is not a truck stop, it does not
have truck stop amenities designed for long stays by a driver for his required stop that is as many as six
to eight hours a day. He states that a day tripper can and often does haul a typical 18 wheel vehicle, they
are driving the same kind of truck as an over the road truck, they’re just leaving home in the morning and
returning at night and making regional stops.
Ron Widerski a resident of Windsor Park states that he has a 37 year career selling trucks and he states
that the trucks they are talking about are box trucks, straight trucks, dump trucks all of those have to have
backup alarms on them. He states that tractor trailers do not have to have backup alarms, but around this
town there is going to be a lot of box trucks, dump trucks and landscaper trucks and they do have backup
alarms on them to keep them from hitting anyone. He states that he noticed on the slide, there is a late
model freightliner truck that has new emissions and exhaust equipment on it, and he states that that truck
is way quieter, than a 2005 up to a 2010 truck that is out there right now.
Mr. Claes states that the box trucks and the other types of trucks that Mr. Widerski was mentioning burn
gasoline and they are fueling in the front of the convenience store in the gasoline island. He states that if
it is a diesel burning vehicle and it could accommodate a fast flow nozzle they would be fueling in the rear
of the building and he went on to explain the layout of the pumps, types of pumps and the types of trucks
that would be using the facility.
Mr. Widerski states that most landscaper and box trucks are diesel and he stated that there will be more
diesel trucks than gasoline trucks.
Mr. Claes states that he did not say it was only gasoline, diesel will be offered at the 10 to 15 gallon rate
at the dispensers in the front of the facility and a vehicle that cannot accommodate 40 to 60 gallons a
minute into their tank, the nozzles on the pumps at the rear diesel facility will not go into that vehicle, and
those vehicles will buy diesel at the front part of the facility.
Allen Bossert a resident of Windsor Park wanted to know when the sound measurements of the trucks
are done do they take into consideration that these trucks are going to be going up and down through the
gears as they come in off of North Avenue?
Dr. Thunder states that the truck was set up by Pilot to run that through and he cannot answer that
question. Dr. Thunder wanted to mention that manufacturers are making quieter trucks and we can look
towards the future when more and more of the modern trucks will be visiting the facility.
A resident from Windsor Park asked Dr. Thunder if he could put the slide back up that showed Windsor
Park where the sound gauge was set up. He states that Windsor Park owns all property between the
yellow sensor and the site that you are looking at, if Windsor Park develops that property into the estate
homes what type of impact is that going to have on the sound for the people that look at those homes. He
also wanted to know what Dr. Thunder would expect the impact to be if we built into that area.
Dr. Thunder states that the future development of the vacant property was not specifically addressed;
only the current residents were addressed. He states that if development of the estate homes is
something that comes in the future then that is something that can be addressed. He states that the
background noise levels would be about the same, and truck noise would go up because you would be
closer to the facility.
Mr. Claes wanted to add that the vacant parcel is about 20 to 21 acers of property that is not zoned for
the expansion of Windsor Park; it is zoned under the village code for research and development, which
would require the petitioner to come in and modify the zoning.
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Patrick Deptula of Pilot wanted to comment on the gentlemen’s concern about the modern trucks that
they used, actually any truck 2010 or newer meets the same emission criteria to meet government
mandates.
Commissioner Creighton asked Dr. Thunder, can we assume a 90 dB backup alarm, in your expert
option, can you explain to us with your charts how that would affect both the sites where you did the
tests?
Dr. Thunder states that 90 dB is close to the source and spreads with distance, but a backup alarm by
design is dissimilar to the ambient noise.
Commissioner Creighton wanted to know how a backup beeper would show up on the charts and would
you be able to hear a backup beeper at the Windsor Park property.
Dr. Thunder states that the backup beeper would show up on the chart above the top green line. He
stated that you may be able to hear a backup beeper; it would depend on the time of night and the type
of weather.
Commissioner Petella asked if the placement of the microphone was on bowling alley and the Holiday
Inn property?
Dr. Thunder states that the microphones were located near the property lines.
Commissioner Petella wanted to know if it was safe to assume that the noise would be lower near the
buildings at the Holiday Inn?
Dr. Thunder stated yes it would be lower.
Commissioner Petella wanted to know how a seven foot berm and an eight foot sound wall would affect
the noise for the Holiday Inn property?
Dr. Thunder states that if you block the line of site, you can generally expect a 5 dB reduction of noise.
Commissioner Spink wanted to point out that at the original meeting it was stated that colder weather
affected the sound level and the installation of the wall will make the sound level even louder for the
residents across North Avenue.
Dr. Thunder states that sound energy will go somewhere at a significantly lower level. Dr. Thunder
explained how weather affects the sound levels.
Attorney Burney asked Patrick Deptula to talk about backup beepers.
Patrick Deptula states he can tell you under oath that he can’t ever remember hearing a backup beeper
at one of Pilot’s sites.
Commissioner Spink states the noise over the years have gotten louder with the construction and the
removal of the trees.
Mr. Claes wanted to review the additional information that was included in the Plan Commission packet.
He explained some accommodations that Bluestone could make help appease some of the concerns;
one was to install the sound wall, and another was to eliminate the truck scale from the plan. With the
removal of the truck scale it allowed us to move the entire landscape buffer along the south line an
additional 15 feet to the north. He states that with the additional 15 feet it also eliminated one of the
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turning movements that some of the audience had concerns about. Mr. Claes explained the site plan that
he passed out to the Commissioners at the meeting.
Attorney Rhodes asked if anyone had any questions.
Kevin H. a resident of Windsor Park wanted to know how many parking spaces would there be for the
trucks. He stated that in the winter time truck drivers would leave the trucks idling, he stated he had
concerns with the additional idling sound.
Mr. Claes stated that there would be 20 parking spaces. He stated that there is a state law regarding
idling that designates certain counties and it that includes this section of DuPage County. The law stated
that trucks are limited to idling to ten minutes an hour, with some exceptions. One of the exceptions is
during temperatures either colder than 32 degrees or warmer than 80 degrees, during which conditions a
truck can idle up to 30 minutes in an hour. He stated that the only time a driver would leave a truck idling
would be to maintain a certain temperature during the warmer months and to make sure the fluids did not
gel during the colder months.
Commissioner Petella wanted to know will the landscaping on the berm need to be maintained.
Commissioner Petella stated that according to the plan it looks like the petitioner is not expecting anyone
to come in from the North Avenue side, fill up, and turn around and go back out onto North Avenue.
Mr. Claes states that the petitioner’s side of the berm would be mowed up to the point of the sound wall,
and given the nature of the Holiday Inn side of the wall and how wet that side of the gets it was our
landscaper’s recommendation not to plant anything that required high maintenance. He stated that the
exiting onto North Avenue would be very easy maneuver to make.
Charles Flagg a resident of Windsor Park states that a truck will burn just a little over gallon of diesel fuel
over a 24 hour period if left idling.
Mr. Claes stated that you do not need to leave a truck running 24 hours a day to maintain a proper
temperature.
Commissioner Parisi wanted to thank Mr. Claes and his team for providing the additional information. He
asked what story of the Holiday Inn the sound wall would reach.
Mr. Claes said he believes that the height of the sound wall would get you to the second story of the
Holiday Inn property it would not screen the view from the third or fourth floor.
Elaine Clauson a resident from Windsor Park wanted to know how much of the Pilot property would be
covered with pavement and how much would be grass.
Mr. Claes stated that the total site is 12 ½ acers and 20-25 % will be green space.
Judy Willson a resident at Windsor Park wanted to know if the outlot would ever be used for showers and
sleeping quarters for the truck drivers.
Mr. Claes stated no, it would not be used for showers and sleeping quarters.
Attorney Burney stated that that concluded their supplemental submittal.
Chairman Christopher swore in witnesses, Don Oppermann, 290 S. Main Place, Carol Stream, IL 60188,
Paul Schomer, Champaign, IL, Peter Pell, 150 S. Gary Ave, Carol Stream, IL 60188.
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Attorney Jones represents the Holiday Inn immediately south of the Pilot property. He states that the
proposed project promises to have an immediate and far reaching impact, not just on Pilot’s property but
on the surrounding neighborhoods and the village as a whole. He states it is the Plan Commission’s
responsibility of weighing opposing viewpoints to make a recommendation to the village board that is in
the best interest of the entire village. He stated that they have four different witnesses this evening.
Attorney Jones states that their first witness is Peter Pell the General Manager of the Holiday Inn.
Attorney Jones asked Peter how long he has been the General Manager at the Holiday Inn.
Peter Pell states he has been the General Manager for 12 years.
Attorney Jones if Mr. Pell has held any other positions at the Holiday Inn.
Mr. Pell states he has and he has been with the Holiday Inn for almost 20 years.
Attorney Jones asked Mr. Pell to describe his duties at the Holiday Inn.
Mr. Pell states he oversees the daily operations of the hotel.
Attorney Jones asked if Mr. Pell attended the Plan Commission meeting on June 22nd and 29th and
listened to the testimony of Pilot’s experts.
Mr. Pell states he has attended both meetings and listened to the testimony.
Attorney Jones asked Mr. Pell if he has reviewed Pilot’s plans, studies and exhibits.
Mr. Pell states he has reviewed the plans, studies and exhibits.
Attorney Jones asked how many guest rooms does the Holiday Inn have and how many floors.
Mr. Pell they have 187 guest rooms and there are 4 floors to the Holiday Inn.
Attorney Jones wanted to know how many guest rooms and floors faced north.
Mr. Pell states 62 guest rooms face north.
Attorney Jones asked what type of HVAC units do those rooms use.
Mr. Pell states the HVAC units are called PTAC units.
Attorney Jones asked Mr. Pell to explain what that means.
Mr. Pell states the units draw air independently from the outside in.
Attorney Jones asked if it was true that the Holiday Inn property sits about 5 to 8 feet higher than the Pilot
property.
Mr. Pell states it is true that the Holiday Inn property sits higher than the Pilot property.
Attorney Jones states generally speaking the Holiday Inn property looks down on the Pilot property from
a topographical standpoint.
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Mr. Pell states yes.
Attorney Jones asks whether the Holiday Inn’s view of the Pilot property is enhanced or clearer from the
2nd, 3rd and 4th stories of the hotel.
Mr. Pell states it is.
Attorney Jones states that he would like to show Mr. Pell a couple of exhibits and have him explain them
to the Plan Commission.
Attorney Jones shows Mr. Pell a picture and asks him to describe what it is.
Mr. Pell states it show a topographical view of the proposed Pilot location and the surrounding properties.
Attorney Jones asks whether the map shows various measurements.
Mr. Pell states yes.
Attorney Jones asks whether it appears that various distances are being measured from Pilot’s proposal
to different properties around the area.
Mr. Pell states yes.
Attorney Jones asked if the graphic shows the distance from drive aisle on Pilot’s property to the Holiday
Inn tent.
Mr. Pell states no it does not.
Attorney Jones asked how far away are the fueling pumps from the Holiday Inn property.
Mr. Pell states it looks like 200 feet from the closest pump.
Attorney Jones shows Mr. Pell another exhibit; it shows Pilot’s proposal overlaid onto a map with some
additional measurements, can you explain to the Plan Commission what these measurement show.
Mr. Pell states it shows distances from the drive aisle coming into the existing Holiday Inn structure, it
show its 108 feet from the easternmost point from the Holiday Inn structure and 131 feet, 9 inches from
the center of the drive aisle to the banquet tent in the back.
Attorney Jones asked Mr. Pell if the site plan that is overlaid is the updated exhibit.
Mr. Pell states yes.
Attorney Jones asked if it is correct that Pilot’s Gary Avenue drive aisle is the only full access point onto
the site.
Mr. Pell states yes.
Attorney Jones asked Mr. Jones if it is his understanding that that vehicles would be allowed to enter and
exit both north and south onto Gary Avenue from that access point.
Mr. Pell states that is his understanding.
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Attorney Jones asked Mr. Pell based on his experience with the Holiday Inn does Gary Avenue carry a
significant amount of traffic.
Mr. Pell states yes it does.
Attorney Jones asked Mr. Pell if he thinks vehicles will access Pilot’s property using Gary Avenue.
Mr. Pell states yes, and he thinks it will be a predominant entrance based on Pilot’s site plan and where
the general business section of the Village is located.
Attorney Jones states he has a letter he wants to go through with Mr. Pell, dated June 25, 2015, from Mr.
Claes with Bluestone that Mr. Claes sent to the Village of Carol Stream. In his letter Mr. Claes references
several other hotels located near or adjacent to other Pilot facilities and concluded that those hotels did
not have issues with Pilot’s operations and asked if that is an accurate summary of the letters.
Mr. Pell states yes.
Attorney Jones showed Mr. Pell some maps and asked if he was familiar with the maps and if he would
explain to the Plan Commission what they are.
Mr. Pell states he is familiar with the maps and they are of maps showing other hotels that are near other
Pilot facilities.
Attorney Jones states that the facilities shown are located in Colby, Kanas and Chillicothe, Ohio. Attorney
Jones asked Mr. Pell to read what was written on the exhibits to the Plan Commission, starting with the
Colby, Kanas and Chillicothe, Ohio locations.
Mr. Pell states read from the exhibits for each facility giving a description of the hotels location and
amenities.
Attorney Jones asked if the facilities at these two locations had the same amenities as the one located in
Carol Stream.
Mr. Pell states they do not have the same amenities and the additional amenities that the Carol Stream
Holiday Inn has is listed on the bottom of the exhibit.
Attorney Jones states on both of these maps the distances from the hotel facilities to the Pilot facility
seems to be much further than the distance measured from the Carol Stream Holiday Inn to Pilot’s
proposal.
Mr. Pell states that Pilot’s proposal states a distance of 131 feet, 9 inches from the pumps to the Holiday
Inn and from the drive aisle a distance of 108 feet.
Attorney Jones asked if the distance from Pilot’s proposed plan to the Carol Stream Holiday Inn is a
substantially less distance than the Kansas and Ohio facilities and are they are oriented away from the
hotels.
Mr. Pell states yes.
Attorney Jones asked Mr. Pell in his professional opinion does he think that Pilot’s layout would have a
comparably greater impact from a noise and visibility standpoint on the Carol Stream Holiday Inn, than
Pilot’s layout in Kansas or Ohio.
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Mr. Pell states yes.
Attorney Jones asked Mr. Pell to explain the type of events facilities that the Carol Stream Holiday has.
Mr. Pell states they have conference rooms, a ballroom, a banquet tent and a restaurant, and he also
explained the capacity of each of the facilities.
Attorney Jones asked if it was uncommon for the Holiday Inn to host different events at the same time
and what types of events does the hotel host and how many events did they host in 2014 and how many
were in the tent.
Mr. Pell states it was not uncommon for them to host different events at the same time, we host a wide
variety, anything from business meetings, cooperate events, weddings, and church services. He states
that they hosted hundreds of events last year and they had about 40 events in the tent.
Attorney Jones asked how many events were booked for 2015 and does the hotel need to bring in extra
staff for these events.
Mr. Pell states about 50 events for the tent and that they bring extra staff for their events
Attorney Jones asked how early do the events start.
Mr. Pell states that events can start as early as 7:00 am and go as late as midnight.
Attorney Jones asked if the events are a significant part of the Holiday Inn’s business and is there an
increase in occupancies for the hotel rooms during events.
Mr. Pell states yes.
Attorney Jones asked if there was another hotel in Carol Stream the offered the same type of event
facilities and if the Hampton Inn offered the same types of facilities.
Mr. Pell states no and the Hampton Inn had smaller facilities.
Attorney Jones asked if Mr. Pell felt that Pilot’s proposed plan would have a negative impact on the
Holiday Inn’s event business and if so explain to the Plan Commission why.
Mr. Pell states yes, and he has concerns about the noise and the general perception, we live in a very
review based society and a lot of people make their decision on where to stay based on what they read
and to read that your hotel sits next to a fueling center or my room looks down on trucks, that this type of
review would not be inviting to guests of his hotel.
Attorney Jones asked how many hotel rooms face north and to confirm the rooms are heated and cooled
from air drawn from the exterior.
Mr. Pell states 33% of the hotel rooms face north and the rooms are heated and cooled from air drawn
from the exterior.
Attorney Jones asked if Mr. Pell was present for Dr. Thunder’s presentation on June 29th and do you
recall him stating the PTAC HVAC units that draw air directly into the guest rooms from the exterior
increase the amount the amount of sound that travels into the building.
Mr. Pell answered yes.
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Attorney Jones asked if Mr. Pell was concerned about the guest experience of people staying those
rooms facing north.
Mr. Pell stated yes.
Attorney Jones asked if Mr. Pell remembers stating that the Holiday Inn property sits higher than the Pilot
property and what types of concerns does he have with that.
Mr. Pell states that he has concerns with the noise, visibility and the glow from the facility’s lighting.
Attorney Jones asked what the noise policy is for the Holiday Inn.
Mr. Pell states that they have nothing in writing, but they do employ security every night from 10:00 pm to
6:00 am that walks the halls and monitors the noise.
Attorney Jones asked if noise complaints were a serious concern and if so please explain why.
Mr. Pell states yes, he explains that people stay in hotels to sleep and noise is a critical element to sleep.
Attorney Jones asked if the Pilot facility is built and the hotel receives a noise complaint about Pilot’s
operations what would the hotel do for their guests.
Mr. Pell states if occupancy allowed they would move the guest to another room or offer the guest
something that would satisfy them.
Attorney Jones asked if something would be offered to a guest, would it come out of the hotel’s profit.
Mr. Pell states yes.
Attorney Jones asked how does the hotel handle negative reviews.
Mr. Pell states they are mandated by IHG, the parent company over the Holiday Inn brands, to respond to
any negative guest reviews.
Attorney Jones asked how Pilot’s proposed facility would affect the hotel guests’ access to the site.
Mr. Pell states that he has concerns along Gary Avenue itself from what he has seen from the drive lane
when trucks are backing up to make the turn into the facility.
Attorney Jones asked in Mr. Pell’s professional opinion would Pilot’s proposed plan have an adverse
impact on the business of the Holiday Inn.
Mr. Pell states yes.
Attorney Jones asked if the Pilot’s proposal would have an adverse impact on the neighborhood.
Mr. Pell states yes.
Attorney Jones asked if Pilot’s plan was consistent with other uses you see along Gary Avenue.
Mr. Pell states no.
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Attorney Jones said he has no other questions for Mr. Pell at this time, and if he has anything else to say
to the Plan Commission now would be the time.
Mr. Pell states that he has additional concerns with the wall and berm that is being proposed.
Chairman Christopher asked if anyone has any questions.
Attorney Burney asked when did the Holiday Inn acquire this property and construct the hotel.
Mr. Pell states he is not the expert on that but he believes it was 1986.
Attorney Burney asked if a sound study was done at the time the property was acquired.
Mr. Pell states he does not know.
Attorney Burney asked if the ambient noise levels from North Avenue and Gary Avenue was as large as it
is today.
Mr. Pell states that he would think it was not as large as it is today, just based on North Avenue growing,
but he would have no idea.
Attorney Burney asked if Mr. Pell was aware that this property was on the market for sale since 2011 and
did he see for sale signs on the property or was he approached by a broker.
Mr. Pell states that he does not know the exact date but was aware that the property was vacant for a
while. Mr. Pell states that no one came directly to him saying it was for sale, but seeing that the grass
wasn’t being mowed it was obvious that it was vacant.
Attorney Burney asked if the building was being kept in a good condition.
Mr. Pell states that the grass was being cut monthly, instead of weekly. He stated that he would not call
the building dilapidated.
Attorney Burney asked why didn’t the Holiday Inn purchase this property, if they are so concerned with
what use is going to be developed on the property.
Mr. Pell states that you need to ask the management that question.
Attorney Burney asked if the president of the management is here tonight.
Mr. Pell states yes.
Attorney Burney asked if Mr. Pell was aware of how many commercial vehicles pass through this
intersection on a daily basis.
Mr. Pell states yes, based on the information provided by the petitioner.
Attorney Burney asked if Mr. Pell has any reason to doubt that information.
Mr. Pell states no.
Attorney Burney asked if the location of the Holiday Inn is a desirable location because of the traffic that
passes through this intersection.
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Mr. Pell states he does not know if it’s the traffic necessarily, as much as the location and the business
community around us.
Attorney Burney asked does the traffic also contribute to the amount of business that they do.
Mr. Pell states that is a hard question to answer, he does not believe people drive by looking for a hotel.
Attorney Burney asked if you could hear the traffic from North Avenue and Gary Avenue from any of the
hotel rooms.
Mr. Pell states yes, if the windows are open.
Attorney Burney asked if the PTAC units are the least expensive method for heating and cooling a hotel
room.
Mr. Pell states he would not know from a building standpoint.
Attorney Burney asked if it was accurate that you met with Mike MacKinnon from Bluestone on April 9,
2015.
Mr. Pell states he believes so, but he does not remember the exact date.
Attorney Burney asked if Mr. Pell remembers the e-mail, the site plans, floor plans, landscape plans.
Mr. Pell states yes.
Attorney Burney states that Mr. Pell and the management staff has known about this plan since April of
2015 is that correct.
Mr. Pell stated they have known it was proposed.
Attorney Burney asked Mr. Pell what his opinion was about an abandoned vacant building, at what your
attorney has characterized as the gateway to the community, is that a good thing or a bad thing for the
community.
Mr. Pell states that no vacant building is good for the community.
Attorney Burney asked if the Holiday Inn ever measured the dB level during a wedding when the music is
going full blast.
Mr. Pell states no he has not.
Attorney Burney asked if the dB levels would be higher than the ambient noise in the general area or the
predicted levels from the proposed facility.
Mr. Pell states he does not know.
Attorney Burney asked if Mr. Pell was familiar with the uses that are permitted in the B-3 zoning district
and is the Holiday Inn opposed to the uses that are permitted and special uses in the B-3 zoning district.
Mr. Pell states no and he would leave that question the management.
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Attorney Burney asked if they are concerned with competition from their full dining facility to the
restaurant that is being proposed.
Mr. Pell stated no, he doesn’t think the proposed dining is equal to the restaurant at the Holiday Inn.
Attorney Burney asked if Mr. Pell was familiar with the setback requirements between one use and
another.
Mr. Pell states only from what he has seen from the presentations.
Attorney Burney asked Mr. Pell if the petitioner is requesting any departures from the setback
requirements between the Holiday Inn property and their property.
Mr. Pell states not any longer.
Attorney Burney states he has no further questions for this witness.
Attorney Rhodes asked if anyone had any questions for Mr. Pell.
Sue Widerski states correct me if I’m wrong, but a typical wedding reception would be from 8:30 pm till
11:30 pm, and not a 24 hour period.
Mr. Pell states a wedding reception is not a 24 hour period.
Attorney Rhodes asked if anyone from the Plan Commission has any questions.
Chairman Christopher said no one from the Plan Commission had questions for Mr. Pell.
At this time Chairman Christopher swore in Michael Werthman, 9575 W. Higgins Road, Rosemont, IL.
Attorney Jones asked Mr. Werthman to state his title and whether he is familiar with the plan that Pilot
has presented, and has he reviewed the plans.
Mr. Werthman stated he is a principal with KLOA Inc., he stated that he is familiar with the plans and yes
he has reviewed the plans and the traffic study.
Attorney Jones asked Mr. Werthman to explain to the Plan Commission his analysis of Pilot’s plan.
Mr. Werthman stated that he is a licensed engineer in the state of Illinois, a certified professional traffic
operations engineer. He stated that his firm was hired to do an objective review for the proposed project.
He stated that he has several concerns; one being is the Gary Avenue access, and full truck movements
are proposed at the entrance drive. He states that Gary Avenue is an arterial road with high traffic
volume. The second concern is the number of lanes on Gary Avenue, the access drive and the
circulation system. The third is the proximity of the access drive to North Avenue and the congestion on
the Gary Avenue approach. He stated that the traffic study goes into a long explanation on why that
already does not operate at a good level of service. The fourth concern is about the GAP study that was
done, some of the their concerns is why the petitioner didn’t have a lot time to conduct the study and it
did not include the vacant parcel to the east that will have access to the Gary Avenue access drive. He
stated that the Gary Avenue access drive will be likely higher in the further than what the traffic study and
the GAP analyst shows. He went on to explain how a GAP study works. He stated that the traffic study
does not include any truck traffic making a left turn during a peak period, his question is if it is not an
issue why isn’t there any truck traffic making that movement during a peak period. During his analysis he
explained how the trucks would need to maneuver through the site.
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Chairman Christopher asked if anyone had any questions for Mr. Werthman.
Attorney Burney asked if Mr. Werthman knew that these were preliminary engineering plans.
Mr. Werthman stated yes.
Attorney Burney said if this design passes review by the Illinois Department of Transportation and the
DuPage Department of Transportation then would it be your conclusion that the petitioner satisfies the
government regulations.
Mr. Werthman stated that during review there are typically some types of changes and he would need to
see what the changes they do to the site plan.
Attorney Burney asked is there any reason for Mr. Werthman to doubt that even if his suggestion were
incorporated that this site plan is not capable of being built.
Mr. Werthman stated it is capable of being built, but what is going to be built based on the review
comments.
Attorney Burney said that Mr. Werthman talked about the vacant property to the east, he asked if Mr.
Werthman was referring to the property that is to the south of the White Castle property.
Mr. Werthman stated yes.
Attorney Burney asked what type of access does White Castle have to Gary Avenue now and are they
entitled access to Gary Avenue right now.
Mr. Werthman stated they do not have any access to Gary Avenue; it would be a right-in and a right-out
access.
Attorney Burney asked if he was certain about the access.
Mr. Werthman states most likely.
Attorney Burney asked if there was a cross access easement agreement between the two properties.
Mr. Werthman stated he does not know, but the plan shows the cross access.
Attorney Burney asked if they did an analysis of their own of this property in terms of each of the
driveways.
Mr. Werthman stated he just reviewed the traffic study.
Attorney Burney asked if it was correct that there was a direction of approach analysis in the study.
Mr. Werthman states that is correct.
Attorney Burney asked if Mr. Werthman has any reason to disagree with Mr. Lemmon’s conclusion about
the direction of approach.
Mr. Werthman asked in what regard.
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Attorney Burney stated in regard to the left turn movements that he predicts during the peak hour out of
the Gary Avenue driveway.
Mr. Werthman states he has not heard an answer why there is not any traffic assigned to that movement.
Attorney Burney asked if Mr. Werthman recognizes that Mr. Lemmon has assigned no left turn movement
out of the Gary Avenue entrance during the peak hours and also that Mr. Lemmon took a worst case
scenario with the GAP analysis assuming that all truck traffic would be making a left turn onto Gary
Avenue.
Mr. Werthman stated yes, but the study was done on July 1st and did not include other items I mentioned.
Attorney Burney stated that Mr. Werthman mentioned several times that this study was done on July 1st,
and that he stated that there is probably less traffic and probably has more gaps. Attorney Burney asked
if he did a traffic study on July 1st and compared it to traffic volumes on a day that he thought is more
suitable.
Mr. Werthman states no, but he will say that the state does not allow us to do counts the week of July 1st,
or the week of Christmas because they typically don’t reflect normal conditions.
Attorney Burney asks if Mr. Werthman knows whether it is true that IDOT and DuDOT did not require a
GAP analysis on the either of the driveways.
Mr. Werthman states he does not know.
Attorney Burney states he has no further questions.
Chairman Christopher asked if anyone has any questions.
Walter Hainsfurther from Design Team LLC, wanted to know what is the length of time it takes for a semitruck to turn left onto a street from a dead stop and how willing are truck drivers to make a U-turn on a
site. He asked if the IDOT or DuDOT standards were minimum standards. He asked if a municipality can
restrict a site more than what is required by IDOT and DuDOT in regard to access points. He asked if
IDOT or DuDOT looks at internal site circulation. He asked if that was something a traffic engineer would
look at. He asked if most of the clients ask for an internal review of the property
Mr. Werthman stated that can take up to 11 or 12 seconds, he stated that it is not his expertise if truck
drivers like to make U-turns on a site. He stated that IDOT or DuDOT standards were not necessarily
minimum standards. He stated that he believes that a municipality can be more restrictive than what is
required by IDOT or DuDOT. He stated that IDOT or DuDOT does not look at the internal site circulation.
He said yes that is something a traffic engineer would look at. He said that they typically look at the
internal circulation of the property.
Chairman Christopher asked if anyone else had any questions. No one else had any questions.
Attorney Jones stated that their next witness would be Dr. Paul Schomer.
Attorney Jones passed out Dr. Schomer’s audiology report to the Plan Commission.
Attorney Jones asked Dr. Schomer to state his name and title for the record.
Dr. Paul Schomer, I am the Standards Director for the Acoustical Society of America and I have 50 years
of experience.
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Attorney Jones asked if he was familiar with the Pilot’s proposal being discussed this evening and has he
reviewed Dr. Thunder’s reports.
Dr. Schomer stated that he was familiar with it and has reviewed the reports.
Attorney Jones asked if Dr. Schomer prepared a report of his own and is it based on industry data or on
data that you collected.
Dr. Schomer stated yes he did prepare a report and it is based on real data collected at Pilot facilities.
Attorney Jones asked what facilities he visited.
Dr. Schomer stated he visited the Channahon and Gilman, Illinois, facilities.
Attorney Jones asked if he took some readings from the Holiday Inn in Carol Stream and could he
explain to the Plan Commission what he did there.
Dr. Schomer stated that they had a truck drive around the proposed facility and took measurements from
different floors of the Holiday Inn.
Attorney Jones asked Dr. Schomer if he took measurements at the other Pilot facilities and at the
proposed facility in Carol Stream is that correct.
Dr. Schomer stated yes.
Attorney Jones asked Dr. Schomer to explain his findings to the Plan Commission.
Dr. Schomer stated that his basic finding is that the noise would exceed the Illinois Pollution Control
Board limits if there was one truck per hour at night, and if there was 10 to 20 trucks per hour during the
day.
Attorney Jones asked Dr. Schomer if he did any ambient noise calculations by the Holiday Inn.
Dr. Schomer states that they did ambient noise calculation at the Holiday Inn. He stated that there was a
truck idling at the site from 12:00 am to 12:20 am and the noise was higher than the Illinois Pollution
Control Board limits would be and this happened again around 2:20 am and the sound levels went up
again. He stated that when the trucks were there the level was around 50 dB.
Attorney Jones asked if Dr. Schomer had any experience with sound walls and how they work.
Dr. Schomer states yes and the sound wall is creating an acoustic shadow, it is designed to be a barrier
to keep the sound from going to the other side.
Attorney Jones asked if there is an ideal height for a sound wall if you are trying to protect a four story
building.
Dr. Schomer stated that you need to block the line of site.
Attorney Jones asked if a seven foot berm and an eight foot wall would sufficiently shield noise from all
floors of the hotel.
Dr. Schomer stated that the berm and fence would not shield all the floors at the hotel.
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Attorney Jones asked if the berm and fence would shield the noise from the 4th or 3rd floors and how
about the 2nd and 1st floors.
Dr. Schomer stated that it would not shield the noise from the 4th or 3rd floor and it would only shield the
2nd floor a little and it would shield the 1st floor.
Attorney Jones asked if Dr. Schomer reviewed the location and the plans for the sound wall.
Dr. Schomer stated he did.
Attorney Jones asked if the fence extended the full length of the Holiday Inn structure.
Dr. Schomer stated is seems to be only about 20% of the length of the Holiday Inn structure.
Attorney Jones stated that the sound wall is located more by the western end of the Holiday Inn structure,
and asked if the eastern end of the hotel structure is not shielded by the sound wall.
Dr. Schomer answered no it is not.
Attorney Jones asked if the eastern portion of the Holiday Inn would have any sound protection.
Dr. Schomer stated no.
Attorney Jones stated correct me if I’m wrong, but that eastern portion is on the approach leg to the Gary
Avenue access point, is that correct.
Dr. Schomer stated yes.
Attorney Jones asked if Dr. Schomer had anything else he would like to share this evening.
Dr. Schomer mentioned that any vehicles stacking up on Gary Avenue would affect the noise levels at
the Holiday Inn. Dr. Schomer he said mentioned that they made measurements from a truck on the
property today, from rooms at the hotel and the levels were about 4 dB louder.
Attorney Jones asked Dr. Schomer if Pilot has readings from inside the Holiday Inn is that correct.
Dr. Schomer stated that he is not sure they made any measurements accept for the vehicles they brought
in.
Attorney Jones asked if the site he visited had more than one truck operating is that correct.
Dr. Schomer stated that was correct.
Attorney Jones asked if they had multiple trucks.
Dr. Schomer stated that at the Channahon location they went into gridlock.
Attorney Jones asked him what he meant by gridlock.
Dr. Schomer stated that they had so many trucks on the site that there was a line to get in and no one
could get out.
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Attorney Jones asked if that made some idling noise.
Dr. Schomer stated yes.
Attorney Jones asked if Dr. Schomer took readings during the day and night and if the projections
indicated that Pilot’s proposal will violate the Illinois regulations for noise pollution.
Dr. Schomer stated yes.
Attorney Jones thanked Dr. Schomer.
Chairman Christopher asked if anyone had any questions.
Attorney Burney asked if Dr. Schomer knew Dr. Thunder for a long time.
Dr. Schomer stated about 30 years.
Attorney Burney asked if he respected Dr. Thunder’s opinions.
Dr. Schomer stated sometimes.
Attorney Burney asked if Dr. Thunder was one of top experts in Illinois on noise emissions.
Dr. Schomer stated he was blowing his horn.

Attorney Burney asked if Dr. Schomer knew that the facilities in Channahon and Gilman were a
different type of facility than the one proposed in Carol Stream.
Dr. Schomer states that there are some differences.
Attorney Burney asked what the differences are and did he study the amount of fuel being
dispensed at the other facilities or the number of pumps.
Dr. Schomer states that the other two facilities have shower amenities, he also stated that he did
not study the amount of fuel being dispensed.
Attorney Burney asked if Dr. Schomer studied the number of pumps that are at the Channahon
facility verses the number of pumps provided at the proposed Carol Stream facility.
Dr. Schomer states that there seven pumps of the Channahon location and there are seven
pumps proposed at the Carol Stream location.
Attorney Burney asked if what Dr. Schomer measured was a sound from a diesel truck that that
was on a piece of property.
Dr. Schomer states they had a fixed point at the Channahon and Gilman locations to do the
measurements and they measured the level of each truck and got an average and that average
was used to compute how much noise a single truck would make at this facility coming in and
going out and idling, then we added those three together to total per truck and from that we can
say this many trucks yields this much noise and compare it the Illinois rules.
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Attorney Burney asked if this was a more standard fueling facility with a few diesel pumps and
selling gas, but it was catering to some trucks, then you’re saying that facility by serving a diesel
truck would violate the Illinois Pollution Control Board rules in this location.
Dr. Schomer states that he did not say that. He stated that he said that the way this facility is
designed with the road being right next the Holiday Inn it violates the Illinois Pollution Control
Board rules and if the road and the pumps were located somewhere else on the property it
wouldn’t violate the rule.
Attorney Burney asked if the site could be developed and not violate the rules.
Dr. Schomer stated that he would have to do calculations but it could be designed better than
what it is.
Attorney Burney asked if when Dr. Schomer was at the other facilities did he hear any backup
beepers.
Dr. Schomer stated that he did not.
Attorney Burney asked does the background noise from Gary Avenue violate the Illinois
Pollution Control Board regulation in relationship to the Holiday Inn.
Dr. Schomer stated what they measured at the Holiday Inn and when the idling wasn’t in place it
was quiet and it met the Illinois Pollution Control Board rules at night time.
Attorney Burney asked if the background noise from Gary Avenue violated the Illinois Pollution
Control Board regulation during the daytime.
Dr. Schomer stated that he did not know.
Attorney Burney stated that he did not have any other questions for this witness.
Chairman Christopher asked if anyone had any questions.
No one had any questions.
Attorney Jones stated that their final witness is Mr. Don Oppermann.
Attorney Jones asked Mr. Oppermann to state his name and title for the record.
Mr. Oppermann stated that he is the President of the Carol Stream Stratford Inn Inc. which
operates the Holiday Inn in Carol Stream and he is also an owner.
Attorney Jones asked how long Mr. Oppermann was been the President of the Carol Stream
Holiday Inn and how long have you been in the hospitality industry.
Mr. Oppermann stated since 1986.
Attorney Jones asked Mr. Oppermann to describe his duties at the Holiday Inn.
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Mr. Oppermann stated that he oversees the operations and finical aspect of the hotel operation.
Attorney Jones asked if Mr. Oppermann attended the meetings on June 22nd and 29th.
Mr. Oppermann stated that he had.
Attorney Jones asked if he had listened to the testimony of the Pilot’s witnesses.
Mr. Oppermann stated that he had.
Attorney Jones asked if he had reviewed Pilot’s plans and exhibits.
Mr. Oppermann stated that he had.
Attorney Jones asked if the hotel has expanded since it was built.
Mr. Oppermann stated that they added about 44 suite rooms in 1998.
Attorney Jones asked how much did the Holiday Inn spend on the addition.
Mr. Oppermann stated around 3.5 million dollars.
Attorney Jones wanted to know if the Holiday was expanded since then.
Mr. Oppermann stated that they have not expanded since then, but they added the tent
operation in the late 90s.
Attorney Jones asked if the hotel has been renovated since it was built.
Mr. Oppermann stated that the hotel gets renovated on an ongoing base.
Attorney Jones asked if the north facing guest rooms were part of the original structure.
Mr. Oppermann they are a combination of the original structure and the expansion in 1998.
Attorney Jones wanted to know if during renovation of the hotel was any special construction
measures used to deaden the sound on the north side of the building.
Mr. Oppermann stated no.
Attorney Jones asked if the north side of building had the same type of features has the south
side.
Mr. Oppermann stated yes.
Attorney Jones asked how many people does the Holiday Inn employ and how many are Carol
Stream residents.
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Mr. Oppermann stated around 100 people and 35 are Carol Stream residents.
Attorney Jones asked if the Holiday Inn has always hosted events.
Mr. Oppermann stated yes, that they host events for profit, but they also host events for the
community and the Carol Stream Chamber of Commerce has their office there. He also stated
that the Holiday donates to different organizations in the community.
Attorney Jones asked if Mr. Oppermann was familiar with the villages home rule tax on hotel
uses and does the hotel pay that tax.
Mr. Oppermann stated yes.
Attorney Jones wanted to know when the Holiday Inn built the tent.
Mr. Oppermann stated around the late 90’s.
Attorney Jones asked why did the Holiday Inn put the tent up at that time.
Mr. Oppermann stated that there are a lot of people that like tent events, like weddings and
social functions.
Attorney Jones asked if the tent was a successful endeavor for the Holiday Inn.
Mr. Oppermann stated yes.
Attorney Jones asked is it accurate to say that the event business is a significant portion of the
Holiday Inn’s business.
Mr. Oppermann stated yes.
Attorney Jones asked if the number of events at the Holiday Inn would decline would the hotel
be adversity impacted.
Mr. Oppermann stated yes.
Attorney Jones asked if the hotel would need to evaluate employment decisions if business at
the hotel would decline.
Mr. Oppermann stated like any business venture we would evaluate the needs of the business, if
we have reduced business we have reduced employment.
Attorney Jones asked if there was less business at the hotel that would mean less tax revenue
for the village, is that an accurate statement.
Mr. Oppermann stated yes.
Attorney Jones asked if the Holiday Inn event business declined would the Holiday Inn’s
continued finical liability be in question.
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Mr. Oppermann stated that is always a possibility.
Attorney Jones asked if Mr. Oppermann was involved in the Holiday Inn franchise licensing
process is that correct.
Mr. Oppermann stated yes.
Attorney Jones asked Mr. Oppermann to explain the franchise licensing process.
Mr. Oppermann stated the Holiday Inn brand is owned and operated by Intercontinental Hotel
Group (IHG), licensing is a ten year review cycle and they have one coming up in July of 2016,
and as a part of that process they have to produce a hotel improvement plan and they come out
and do assessments, so they are sure that their hotel property is being maintained, and the
image meets their standard and quality for the next ten years.
Attorney Jones wanted to know how negative reviews of the hotel affect your ability to keep and
obtain a new license.
Mr. Oppermann stated the IHG has a scoring system that is determined by surveys and they are
scored based on those surveys, and their scores need to be maintained during the licensing
processes as well as through quality inspections and if you fall below the criteria can lose your
license.
Attorney Jones asked if you get a number of negative reviews you can lose your license.
Mr. Oppermann stated if the ratings would go down you could lose your license.
Attorney Jones asked if continued investment in the property is a condition of continued license
insure is that correct.
Mr. Oppermann stated that investment, service, and the ability to meet the Holiday Inn standard
are all part of it.
Attorney Jones asked if Mr. Oppermann was familiar with what Pilot is proposing is that correct.
Mr. Oppermann stated that is correct.
Attorney Jones asked if these were the first hearings that Mr. Oppermann was involved in with
the village.
Mr. Oppermann stated no, he was involved in hearings for the Holiday Inn’s special uses.
Attorney Jones asked if Mr. Oppermann was familiar with the role that the Plan Commission
plays in the role of reviewing special uses.
Mr. Oppermann stated yes.
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Attorney Jones asked if Mr. Oppermann is aware that the Plan Commission is responsible for
evaluating development proposals to determine if they are consistent with the village code
approval criteria and planning policies, is that correct.
Mr. Oppermann stated that is true.
Attorney Jones asked if Pilot’s proposal protects the investment that the Holiday Inn has made in
its property.
Mr. Oppermann stated no he does not, he disagrees with the staff report and indicating that
there are inconsistencies with this type of business.
Attorney Jones asked if Pilot’s truck stop was built, how will it influence plans for future
investment of the Holiday Inn.
Mr. Oppermann stated that they would have to make some considerations in the direction of
their business and if investment dollars can be returned to their investors.
Attorney Jones asked would it be fair to say that Pilot’s proposal could impact the Holiday Inn
continuation for licensing.
Mr. Oppermann stated that could be, yes.
Attorney Jones asked if Mr. Oppermann found any of Pilot’s plans to extraordinary or creative.
Mr. Oppermann stated no.
Attorney Jones asked if Mr. Oppermann found Pilot’s truck stop of high architectural quality.
Mr. Oppermann stated no.
Attorney Jones asked if Mr. Oppermann was concerned with noise that the Pilot truck stop would
create.
Mr. Oppermann stated yes.
Attorney Jones asked if Mr. Oppermann was concerned with Holiday Inn guests being able to
enter and exit the Holiday Inn property based on Pilot’s proposed Gary Avenue access.
Mr. Oppermann stated yes, he is very concerned because where they are proposing trucks to
enter and exit Gary Avenue, he can see backups happening that would make it difficult for
guests to come onto the Holiday Inn property.
Attorney Jones asked if Mr. Oppermann if he feels that Pilot’s proposal would have a negative
impact of the surrounding properties.
Mr. Oppermann stated yes believes that North Avenue and Gary Avenue is the heart of Carol
Stream.
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Attorney Jones stated that he does not have any other questions for Mr. Oppermann and asked
him if he had anything to say to the Plan Commission now would be the time.
Mr. Oppermann stated that he has concerns with the sound barrier being five feet below the
Holiday Inn’s grading and only go up eight feet in height he feels that will not do much for the
guests on the 2nd, 3rd and 4th floors. He states that there has been some indications that after the
meeting with Mike MacKinnon in April that they did nothing during that period of time. We told
Mike MacKinnon that because we had a four story building that wasn’t anything we could
propose or contribute to the overall screening, either it be landscaping or something else to
make it a possible for the Holiday Inn. He stated that there had been a lot of proposals in Carol
Stream, and he can think of a car wash on a neighboring site that was proposed three different
times. He stated that each time he can’t go out and hire experts to address these issues, and he
came to a number of the hearings and the ones he was opposed to, he contested. He stated
that once he received the notice about the Pilot proposal he thought it was time to act, because
he never heard anything from Mike MacKinnon, although he had indicated that if there were any
changes he would give them to him and he never received any updated information.
Chairman Christopher asked if anyone had any questions for Mr. Oppermann.
Attorney Burney asked if Mr. Oppermann has been involved in this area for a quarter of a
century.
Mr. Oppermann stated that his office has been in Carol Stream for about 40 years, and had
been with the hotel since 1986.
Attorney Burney asked if Mr. Oppermann had a great interest in what is going on in the area of
his property is that correct.
Mr. Oppermann stated correct.
Attorney Burney asked if Mr. Oppermann was aware the bowling alley property was for sale and
was available on the market since 2011, is that correct.
Mr. Oppermann stated he did not know the exact date, but that seems to be accurate.
Attorney Burney asked if Mr. Oppermann ever approached the owner or owners’ broker about
purchasing the property and did they ever make a written offer on the property.
Mr. Oppermann stated that yes they did and even toured the property and they never made a
written offer on the property.
Attorney Burney asked why they did not make an offer on the property.
Mr. Oppermann stated that they were looking at what would enhance the operation of the hotel,
and were not necessarily interested in just buying the property.
Attorney Burney asked if this property was adjacent to the Holiday Inn property.
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Mr. Oppermann stated that they don’t necessarily buy a piece of property just because is
adjacent to the Holiday Inn, we don’t acquire them unless we have a purpose for them.
Attorney Burney stated that Mr. Oppermann has talked about his expansion plan, and did he
ever consider expanding the banquet facility from a tent to a full scale brick traditional banquet
facility on neighboring 12 acres.
Mr. Oppermann stated not on the neighboring 12 acres, because they have land available on
their existing site, and in addition to the tent operation, they have a ball room that is bricks and
mortar.
Attorney Burney wanted to know why they didn’t build a traditional brick and mortar facility
instead of a tent in 1996.
Mr. Oppermann because a lot of people favored a tent facility as opposed to a ball room.
Attorney Burney asked if there was room on the property where they could locate the tent facility
instead of adjacent to the north property line.
Mr. Oppermann stated no, because of the building structure, and connected to the tent is the
catering kitchen. He stated that he hopes Attorney Burney is not suggesting that they move the
tent facility for the purpose of the proposed truck stop.
Attorney Burney said he was just testing if there was another location on the property you
already own.
Attorney Burney wanted to know if a tent is a typical banquet facility in the Chicagoland
metropolitan area or is it typically bricks and mortar.
Mr. Oppermann stated that bricks and mortar is probably typical, there are a number of tent
operations, one of the improvements that they made to the tent are they added air conditioning
and heating to the tent.
Attorney Burney asked if the tent was erected in 1996 and at that time did they have to come to
the village of a special use permit.
Mr. Oppermann stated yes.
Attorney Burney asked if they hired any noise experts to conduct a noise study when seeking
approval for the tent.
Mr. Oppermann stated no, he did not believe so.
Attorney Burney wanted to know if Mr. Oppermann ever conducted a noise study in terms of the
impact of the noise from Gary Avenue or North Avenue of the sound levels within the tent.
Mr. Oppermann stated no.

DRAFT

27

7/13/2015 PC

Attorney Burney wanted to know if it was accurate for the guests on the north side on 3rd and 4th
floors can see large industrial elements that have blossomed here in Carol Stream.
Mr. Oppermann asked if Attorney Burney was referring to the industrial buildings to the northeast
corner.
Attorney Burney said he was referring to the industrial buildings, any that are visible from the 3rd
and 4th floors to north, east and south.
Mr. Oppermann stated that those industrial buildings were there before the Holiday Inn was built.
Attorney Burney stated that Mr. Oppermann purchased this property knowing that views of nonhotel sort of industrial uses would be located outside the windows of the hotel.
Mr. Oppermann stated that they service those businesses.
Attorney Burney asked if being by an abandoned / dilapidated property is that something that
would reduce your score.
Mr. Oppermann stated that right now with their score within the IHG’s rating system for their
group is in the top 5.
Attorney Burney asked whether being adjacent to an abandoned building would impact their
score.
Mr. Oppermann stated he can’t say that, but it’s probably true.
Attorney Burney stated that you can look out from the 2nd, 3rd and 4th floors rooms and see
deciduous trees that will be shielding the view of those people to the vacant building is that
correct.
Mr. Oppermann stated only during the summer months.
Attorney Burney stated that we have learned a lot about decibel levels over the last couple of
nights, do you recognize that you exceed the Illinois Pollution Control Board decibels for when
you’re hosting a wedding party.
Mr. Oppermann asked if Attorney Burney was talking about music versus regular noise. He
stated that is was not aware that they exceed the noise level.
Attorney Burney stated that we heard from Dr. Schomer that there were some trucks idling going
on that exceeded the Pollution Control Board ambient limits on Sunday night, did the hotel get
any complaints about the truck idling.
Mr. Oppermann stated that he would have refer that question to the general manager.
Mr. Pell answered no.
Attorney Burney stated that he did not have any further questions.
DRAFT

28

7/13/2015 PC

Attorney Rhodes asked if anyone from the audience had any questions.
Chairman Christopher asked if there were any questions from the Plan Commissioners.
Commissioner Creighton wanted to know if Mr. Oppermann was a resident of Carol Stream.
Mr. Oppermann stated he is not.
Commissioner Creighton asked if Mr. Oppermann could explain why he didn’t pursue the
purchase of the vacant property.
Mr. Oppermann stated that they could not come up with a plan that would be compatible for their
business.
Commissioner Creighton wanted to know if Mr. Oppermann had any other businesses and can
you describe them.
Mr. Oppermann stated that he has other business interests that he is involved in. He said his
other business interests are in commercial real estate, a printing company and a compost
facility.
Commissioner Creighton wanted to know if Mr. Oppermann ever wondered what would happen
with the vacant property.
Mr. Oppermann answered yes.
Commissioner Creighton asked if this type of facility ever came onto his radar.
Mr. Oppermann stated that he never expected a truck stop.
Commissioner Petella had a question for Dr. Schomer, he wanted to know when the sound
study was done at the Holiday Inn was it done on the 4th floor with the windows open is that
correct.
Dr. Schomer stated that the study was done from the window.
Commissioner Petella asked what did you mean when you said it exceeds the Illinois Pollution
Code, is that level supposed to taken outside.
Dr. Schomer stated that the levels are supposed to be measured outside not near a reflecting
surface and that is why the window was open. Dr. Schomer stated that you can not be any
closer than 25 feet from the noise source.
Commissioner Petella asked if the truck idling at night exceed the Illinois Pollution Code.
Dr. Schomer stated yes.
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Commissioner Petella wanted to confirm that the berm and the fence would not have any affect
except for the 1st and part of the 2nd floors is that correct.
Dr. Schomer stated that is all the berm and fence would affect.
Commissioner Petella stated that the fence does not run the whole length of the building.
Dr. Schomer stated it only runs about 20% of the length of building.
Attorney Jones asked Dr. Schomer where the measurement was and where the truck was.
Dr. Schomer said the measurement was by the tent and the truck was next to the bowling alley
building.
Attorney Rhodes asked if anyone else was going to offer any type of evidence or testimony with
respect to the criteria for approval of the development.
Christina Morrison with the Law Firm of Day & Robert in Naperville, IL., stated that she is here
tonight representing Rmarts, LLC, the owner of the Shell and Dunkin Donuts to the east of the
subject property. She stated that her clients purchased the property in 2011 and they completely
remodel the entire site and added the Dunkin Donuts and reopened in January of 2014. She
stated that Rmarts architect Walter Hainsfurther submitted a letter tonight regarding our
concerns to the traffic and proposed signage. She stated that some of the concerns being raised
for the first time in the correspondence, we feel these concerns have not been adequately
addressed. (At this time Mr. Hainsfurther handed out the letter to the Plan Commission.) She
stated that generally the North Avenue and Gary Avenue intersection is already a poorly graded
(LOS-rated) intersection, and they are concerned that the proposed Pilot use is most likely going
to exacerbate the situation to the determent to the surrounding neighbors. She also wanted to
talk about the proposed sign, one of the standards for a sign variance is that the Zoning Board of
Appeals consider the unique physical properties of the land involved, she stated the testimony of
the petitioner in its application states they need this sign variance because they are required to
post gas prices to the street and because it has multiple businesses on the site. She stated that
all gas stations in Illinois are required to post gas prices to the street and the two neighboring
gas facilities at that intersection BP and their client Shell are able to comply with that
requirement without needing a 15’ sign and in addition our client at the Shell facility also has
three businesses operating on the site, just like the petitioner. She stated that her client has a
gas station, quick service restaurant and a convenience store even with these three businesses
and the requirements to post gas prices, Shell was only allowed a 10 foot sign by the village.
She stated that the petitioner cannot claim to be unique from the two neighboring competing gas
stations at the same intersection. She stated they have spoken to Greg Jones, the Holiday Inn’s
council, and we support the Holiday Inn’s expert testimony in opposition to this project as
currently proposed.
At this time Mr. Lemmon spoke about a few of the comments that were made, he stated that the
Gap analysis was not required by IDOT or DuDOT and that it was not done previously and that
the Holiday had not had any concerns at previous meeting. He stated that the GAP study was
done at the Plan Commission’s request at their June 29th meeting and that lead to the July 1st
date of the data collection. He said regarding turning radii both at North Avenue and Gary
Avenue this site is subject of final engineering review and if the radius on North Avenue could be
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increased to a 75 feet radius that would address the situation and if the radius on Gary Avenue
was increased to 60 radius that would address that issue as well. He stated that these are
changes that could be made at the driveways subject to final engineering review.
Attorney Rhodes asked if anyone had any questions.
No one had any questions.
At this time Dr. Thunder stated he wanted to make one brief statement, he said that because
Illinois works with the octave band frequency, there are only a few states that use it because of
the complexity and the equipment needed to do it. He stated that most municipalities use the
overall A-weighted level which is what we have represented on the charts and it is expected in
this case because you have a situation of other trucks in the area that sound like the trucks that
are going to be at the Pilot Travel Center. He went over his previous testimony explaining the
different noise levels at the daytime hours and the nighttime hours and gave suggestions on
what the Holiday Inn could do to reduce the noise levels.
Attorney Jones wanted to know if Dr. Schomer’s analysis is equating the same ranges that Dr.
Thunder is proposing in a different measurement system.
Dr. Thunder states that the way that the state of Illinois has it now is that there are nine different
octave band frequencies that it limits, and as Dr. Schomer stated that if you go over one octave
band than you have exceeded the limit. He stated that most boards have difficulty understanding
all the different frequencies so you collapse them into one system called the A-weighted sound
level, so you are summating all of the octave band the way the human ear would perceive the
sound.
Attorney Jones asked where Dr. Schomer’s analysis would fall on Dr. Thunder’s chart.
Dr. Thunder stated that he his chart is A-weighted chart and in Dr. Schomer report he does not
A-weight any of those octave bands.
Attorney Jones asked if there was a direct analysis between the two studies.
Dr. Thunder stated no.
At this time Mr. Claes wanted to point out some inconsistencies, one of them is the Holiday Inn
property is 5 to 8 feet above the Pilot property. He stated when coming in off the Gary Avenue
access drive there is only about a two foot grade difference between the two properties, and
further into the Pilot site, the Pilot property is about a half foot higher than the Holiday Inn and
further into the site the Pilot property is about ¾ of a foot higher than the Holiday Inn. He
explained that the 15 foot sound wall would cover up to the 2nd floor and fully cover the banquet
tent and be very effective in attenuating the noise from the site. He stated that Dr. Schomer
stated that the Channahon location had seven diesel lanes and they were all lined up and no
one would get in, that property is approximately fifty percent of the size of what is proposed at
the Carol Stream location and the Channahon location has only four diesel lanes not seven. He
stated that having fewer diesel lanes a smaller site creates the condition that Dr. Schomer
observed. He stated that the site in Carol Stream is designed to accommodate the volume that is
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projected, to be operated in a safe and efficient manner. He stated that the sound wall will be
fifty percent of the length of the Holiday Inn.
Attorney Rhodes asked if anyone had any questions.
John Warner a resident of Windsor Park Manor stated that he does not want the facility built and
we are not being told the truth.
Attorney Burney gave his closing statement at this time. He stated that the Village has a number
of standards in their ordinances for text amendments, special uses, planned development and
variance. He stated that fundamentally they have met all those standards and he stated that the
staff report establishes consistencies with the standards. He stated that the Holiday Inn is not in
an ideal location, it is not where you would take your family on a vacation, and it is a business
hotel. He stated that with the industrial locations in Carol Stream shouldn’t there be a facility that
would serve the diesel community in your town and the Village of Carol Stream could also
receive the benefits from the gas tax. He stated that this property has remained vacant for the
last four years and the owners of the Holiday Day Inn did not take advantage of the opportunity
and purchase the property. He stated that the opposition from the surrounding gas stations is
about competition of a modern fueling facility. He stated that there will be 1,025 feet from the
nearest truck parking stall and 1,360 feet to the diesel fueling pumps to the Windsor Park Manor
and this proposal does not pose any threat to the way of life to the residents at Windsor Park
Manor. In his finishing comments he stated that this facility is not a truck stop, it is for local day
trip drivers and this facility is consistent with the B3 zoning. He stated that the petitioner has
gone out of his way to address the concerns of neighbors and the fellow business owners. He
states that based on standards and facts that the Plan Commission has to consider they believe
that the proposed use promotes substantial public benefit and we respectfully request a positive
recommendation from the Plan Commission. Thank you.
Attorney Jones gave his closing statement. He stated that the role of villages’ comprehensive
plan is important here, the comprehensive plan is the land use policy for the village, it identifies
how properties are to be used in the future and the comprehensive plan says this property is to
be used for research and development, Pilot’s proposal is neither a research facility or a
development facility it is inconsistent with the comprehensive plan which was carefully
considered by the village board. He stated that apparently it was during the proceedings with
Pilot that this was disregarded in its entirety. He stated he wanted to highlight the traffic impact
associated with this site, he stated that their traffic engineer identified several deficiencies with
Pilot’s analysis, in addition the staff reports stated that IDOT has issued a conceptual approval
for this proposal and we have FOIA asking for all document associated with this conceptual
approval and no documents were produced, it shows that there was communication between the
petitioner and the county and the petitioner went as far as to submit an application in June, but
there is no conceptual approval and there was no permit. He stated that the access onto Gary
Avenue is not a forgone conclusion and should not be swept under the rug. He stated that the
FOIA request did produce documents regarding concerns about queuing on north bound Gary
Avenue. He stated that there are a lot of concerns with the idling of trucks, and that Pilot was not
aware of the idling laws. He went over the idling laws. He stated that this facility is going to
create a significant amount of noise, and according to Dr. Schomer testimony it will violate the
law in terms of noise pollution. He stated that Dr. Schomer’s analysis shows that the sound wall
will not be effective for the 2nd, 3rd and 4th floors of the Holiday Inn, and that is an issue. He
stated that the site circulation is also a concern. He stated that Pilot’s proposal does not satisfy
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the village’s approval criteria. He stated that the traffic implications are clear, the noise
implications are clear and the consequences to the neighboring businesses and residents are
alarming clear. He stated that the Pilot project will negatively impact not only the Holiday Inn but
other properties in the neighborhood. He stated that on the behalf of the Holiday Inn he
respectfully requests that the Plan Commission vote to recommend denial of the Pilot’s proposal.
Chairman Christopher swore in Jason Lundy of 161 N Clark St, Chicago IL 60601, he is an
Attorney for the Covenant Retirement Community, Windsor Park. He stated that he will make an
objection on behalf Windsor Park as the property owner and operator. He stated Windsor Park
residents have objections, and three representatives will provide statements on behalf of the
residents as a group. He stated that Windsor Park is a retirement community, which includes a
skilled nursing facility, assisted living facility and residences for seniors located on a beautiful
campus and directly west of the proposed Pilot project. Windsor Park objects to the proposed
Pilot project, they believe this is the wrong neighbor for a retirement community. He stated that is
wrong because of the noise levels from the trucks idling and the backup beepers. He stated that
this proposed project on the east boarder of Windsor Park will make it less desirable for
expansion of the campus and will make it a less desirable campus for future residents. He stated
that there will also be a greater impact on traffic than Pilot suggests in its studies. He stated that
he has given reasons on why the Pilot project is the wrong business to be a neighbor for a
retirement community, he also stated the zoning code does not allow a truck stop at this
location, and despite Pilot’s suggestions neighboring property owners have no obligation to buy
vacant land in order to keep out non-conforming business, that is why we have zoning. He
stated that they are asking the Plan Commission to keep the current zoning restrictions in place,
and decline the special use that the petitioner is asking for. As a final note he stated that
residence of Windsor Park have sign petitions against the Pilot project along with numerous
letters of objections.
Judy Willson, Jan Smith, and Martin Findling, residents from Windsor Park Manor all read letters
of objections to Pilot’s proposed project, their concerns are the noise from a busy truck stop,
exhaust fumes, smells from the trucks and dirty water run-off from this property, traffic
congestion and safety hazards this project will create.
Betsy Sentowski also read her letter of objection to the Plan Commission this letter was included
in the Plan Commission packet on July 13th.
Attorney Rhodes asked if anyone else would like to make a statement.
Justin Lynch a resident of Carol Stream wanted to state he was surprised that this property has
been vacant for the last for years, and believes that it would be a mistake not to build the
proposed project.
Commissioner Petella asked Assistant Community Development Director, Mr. Bastian, if the village
stands behind the recommendation of approval of the various requests, as presented in the original staff
report for the June 22 Plan Commission meeting?
Mr. Bastian stated yes.
Commissioner Meneghini thanked staff for their due diligences in bringing out many of the facts.
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Attorney Rhodes stated to Chairman Christopher there are a number of requests that are up for approval,
the Text Amendments, the Special Use, Preliminary/Final Planned Unit Development Plan, North Avenue
Corridor Review, Sign Code Variation and a Final Plat of Subdivision, and his suggestion is that they are
voted on in order. Attorney Rhodes read the following:
PROPOSED MOTIONS – PILOT REDEVELOPMENT PROPOSAL
TEXT AMENDMENTS:
1.
Motion to recommend to the corporate authorities to amend the Carol Stream Code of
Ordinances as follows:
1.

Section 16-9-4(C) be amended to add to the list of special uses:

(18)

Automobile and Commercial Vehicle Fueling Plaza

Commissioner Petella moved and Commissioner Creighton made the second to approve the request
The results of the roll call vote were:
Ayes:

5

Commissioners, Petella, Creighton, Tucek, Meneghini and Parisi.

Nays:

2

Commissioner Spink and Chairman Christopher

2.

Section 16-18-1 be amended to add the following definition:

AUTOMOBILE AND COMMERCIAL FUELING PLAZA. A retail facility that sells gasoline and diesel fuel
to the public for the fueling of automobiles and commercial vehicles up to and including semi-trucks,
including but not limited to one or more of the following accessory uses: convenience store, restaurant,
and short-term truck parking of not more than 4 hours in accordance with Section 16-13-3 of the Zoning
Code. The facility shall not include shower facilities, laundry facilities, sleeping quarters or overnight
parking or storage of commercial vehicles.
Commissioner Spink made a motion to change the short-term parking of not more than 4 hours to 2 hours
Commissioner Spink moved and Commissioner Petella made the second to approve the request with
the change from 4 to 2 hours.
The results of the roll call vote were:
Ayes:

7

Nays:

0

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, Spink and
Parisi.

Commissioner Meneghini moved and Commissioner Petella made the second to approve the request
amending the code adding the definition for an automobile and commercial fueling plaza.
The results of the roll call vote were:
Ayes:

7

Nays:

0

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, Spink and
Parisi.
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3.
Section §16-13-3(D), Schedule of Parking Requirements be amended to require for
Automobile and Commercial Vehicle Fueling Plaza:
Automobile parking for uses inside the building as required in §16-13-3, plus a minimum of three truck
parking spaces for each commercial vehicle fueling lane.
Commissioner Petella moved and Commissioner Creighton made the second to approve the request
The results of the roll call vote were:
Ayes:

7

Nays:

0

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, Spink and
Parisi.

SPECIAL USE
Motion to find that the Petitioner has met the criteria for the granting of a special use and to recommend
approval of a special use for a planned unit development and an Automobile and Commercial Vehicle
Fueling Plaza subject to the following conditions:
1.
That there shall be only one inbound lane and two outbound lanes to accommodate right and
left turns for vehicles exiting the property on the driveway at Gary Avenue and that as part of the review
and approval of Final Engineering plans, the applicant agrees to revise the plans accordingly;
2.
That all lighting shall be LED and shall be subject to a photometric plan that complies with the
footcandle measurements set forth in the Subdivision Code which shall be reviewed and approved as
part of the Final Engineering plans;
3.
That there shall be no showers, laundry facilities, sleeping quarters or video gaming allowed
upon the property;
4.
That no commercial vehicle shall be parked upon the property for longer than 2 hours and that
signs advising commercial vehicle drivers of the 2 hour parking limitation must be posted on-site as
shown on the signage plans, and that the operator will enter into an agreement with the Carol Stream
Police Department to allow ticketing of parking violators;
5.
That a sound-attenuating wall shall be installed along the south property line in accordance
with the plans provided by the petitioner on June 10, 2015;
6.
That the property owner must receive approval of North Avenue Corridor Review and Final
PUD Plan approval prior to Village issuance of a building permit for the future outlot parcel;
7.
That the only outdoor merchandise allowed to be stored or displayed on the property are
propane tanks installed in accordance with all applicable codes and an ice machine;
8.
That the gates to the trash enclosure and storage building must be closed and secured at all
times except when the facility is being accessed;
9.
That all rooftop mechanical equipment installed on the building must be fully screened from
view from adjacent rights-of-way;
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10.
That except as may be revised as requested herein or by the Plan Commission/Zoning Board
of Appeals or Village Board, all improvements must be constructed and maintained in accordance with
all attached plans and exhibits;
11.
That the applicant or developer must obtain permits from the DuPage County Division of
Transportation and the Illinois Department of Transportation for work within County or State rights-ofway, respectively;
12.
That the Plat of Subdivision must be revised to include a signature block for the DuPage
County DOT as related to the dedication of right-of-way along Gary Avenue;
13.
That all internal regulatory traffic control signs must be reviewed and approved at the time of
Final Engineering review;
14.
That a tabbed storm water submittal must be submitted and approved by the Village’s
consultant prior to issuance of a Storm Water Certification;
15.
That the landscape materials must be installed as shown on the approved landscape plan, and
that all materials must be maintained in a healthy condition, with dead or dying materials being replaced
in accordance with the approved plan on an annual basis;
16.

That parking spaces must be striped in accordance with the Village’s looped striping detail;

17.
That the applicant must apply for and obtain the required permits for all signs prior to the
construction of any signs;
18.

That the facility must be approved as required by the Office of the State Fire Marshal; and

19.
That the building and property shall be operated and maintained in accordance with all
applicable state, county and village codes and requirements.
OR
Motion to recommend denial of a special use for a planned unit development and an Automobile and
Commercial Vehicle Fueling Plaza and to find that the Petitioner has failed to establish that the
development meets the special use criteria because:
1.
___
That the traffic and noise generated by the development will be unreasonably
detrimental to or endanger the public health, safety, morals, comfort or general welfare;
and/or
2.
___
That the traffic and noise generated by the development will be injurious to the use and
enjoyment of other property in the immediate vicinity for the purposes already permitted, and may
substantially diminish and impair property values within the neighborhood.
Commissioner Creighton moved and Commissioner Meneghini made the second to recommend
approval of the requests for Special Use Permits subject to the conditions of approval as noted.
The results of the roll call vote were:
Ayes:

7

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, Spink and
Parisi.
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Nays:

0

PRELIMINARY/FINAL PLANNED UNIT DEVELOPMENT PLAN
Motion to recommend approval of the Preliminary/Final Planned Unit Development Plan, amended as of
July 13, 2015, with the following exceptions:
1.
The following outdoor merchandise be allowed to be stored or displayed on the property:
propane tanks installed in accordance with all applicable codes and an ice machine; and
2.

8% rather than 10% greenspace be allowed within the automobile parking lot.

and subject to the conditions set forth for special use approval.
Commissioner Creighton moved and Commissioner Petella made the second to approve the request
The results of the roll call vote were:
Ayes:

6

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, and
Parisi.

Nays:

1

Commissioner Spink

NORTH AVENUE CORRIDOR
Motion to approve North Avenue Corridor Review of the redevelopment subject to the following
conditions:
1.
That at least 1,654 points of plant material must be added to the landscape setback along North
Avenue;
2.
and

That a revised landscape plan providing at least 8% parking lot greenspace must be provided;

3.
That all rooftop mechanical equipment installed on the building must be fully screened from view
from adjacent rights-of-way.
Commissioner Parisi moved and Commissioner Creighton made the second to approve the request.
The results of the roll call vote were:
Ayes:

6

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, and
Parisi.

Nays:

1

Commissioner Spink

PLAT OF SUBDIVISION
Motion to approve the Final Plat of Subdivision dated 6/12/15 for the Bluestone Carol Stream Subdivision
subject to the condition that the Plat of Subdivision must be revised to include a signature block for the
DuPage County DOT as related to the dedication of right-of-way along Gary Avenue.
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Commissioner Meneghini moved and Commissioner Creighton made the second to approve the
request.
The results of the roll call vote were:
Ayes:

7

Nays:

0

Chairman Christopher, Commissioners Petella, Creighton, Tucek, Meneghini, Spink and
Parisi.

SIGN CODE VARIATIONS
Motion to find that the Petitioner has met the criteria set forth in Section 6-11-21(B) of the Sign Code and
to grant a height variation to allow two monument signs at a height of 15 feet subject to the condition that
the Petitioner shall apply for and obtain the required permits for all signs prior to the construction of any
signs.
OR
Motion to deny the requested height variation from the Sign code and to find that the Petitioner has
failed to meet the criteria for approval of a variation because:
1.
The unique physical property of the land involved does not justify the amount of the variation
requested;
2.

There are available locations for adequate signage upon the site; and

3.
The Cost to the applicant in complying with the Sign Code does not outweigh the detriment to
the public from the granting of the variation requested.
Commissioner Spink moved and Commissioner Meneghini made the second to deny the Sign Code
variation requests.
The results of the roll call vote were:
Ayes:

5

Chairman Christopher, Commissioners Petella, Meneghini, Spink and Parisi.

Nays:

1

Commissioner Tucek

Abstain: 1

Commissioner Creighton

Commissioner Creighton moved and Commissioner Spink made the second to close the Public Hearing.
The motion passed by unanimous vote.
PRESENTATION:
NEW BUSINESS:
ADJOURNMENT:
At 12:00 a.m. Commissioner Spink moved and Commissioner Petella made the second to adjourn the
meeting. The motion passed by unanimous vote.
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FOR THE COMBINED BOARD
Recorded and transcribed by,
____________________________
Linda Bailey, Community Development Secretary
Minutes approved by Plan Commission on this ____day of __________________, 20____.
_________________________________
Chairman
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