
MINUTES 
VILLAGE OF GLENCOE 

PLAN COMMISSION 
 

Virtual Meeting – Video Conference 
Wednesday, July 22, 2020 – 6:00 p.m. 

 
 

1. CALL TO ORDER  
The July 22, 2020 meeting of the Plan Commission of the Village of Glencoe, Cook County was called to 
order virtually at 6:00 p.m. Chairman Huvard provided the legal basis for holding a virtual meeting, 
pursuant to President Levin’s emergency declaration that in-person meetings of the Plan Commission 
are not practical or prudent and Governor Pritzker’s declaration that in-person meetings of more than 
50 people are infeasible.  
 
2. ROLL CALL  
 
The following were in attendance:  
Bruce Huvard, Chairman, Public-at-Large Representative  
Barbara Miller, Vice-Chairman, Village Board Representative  
Georgia Mihalopoulos, Public-at-Large Representative  
Dev Mukherjee, School District 35 Representative 
Dudley Onderdonk, Glencoe Park District Representative 
John Satter, Zoning Board of Appeals Representative  
Laura Solon, Glencoe Public Library Representative 
James Thompson, Public-at-Large Representative 
Greg Turner, Public-at-Large Representative 
Peter Van Vechten, Historic Preservation Commission Representative 
 
The following were also in attendance: 
Taylor Baxter, Development Services Manager 
David Mau, Public Works Director  
Lee Brown, Village Planner  
Stew Weiss, Village Attorney 
James Tigue, Civil Engineer 
Philip Kiraly, Village Manager 
 
3. PUBLIC COMMENTS ON NON-AGENDA ITEMS 
There were no comments from the public on non-agenda items. 
 
4. CONSIDERATION OF THE PROPOSED FINAL PLAT OF SUBDIVISION FOR 1801 GREEN BAY ROAD 
Chairman Huvard informed viewers that they could submit comments during the meeting via email. He 
expressed the Commission’s commitment to making sure that all points of view be considered and that 
all comments be heard and carefully considered. He asked Village staff to update the Commission about 



 

their meeting with Dan Creaney, the engineer retained by neighbors. Dave Mau replied that staff had a 
productive meeting with Mr. Creaney and that a point-by-point response to Mr. Creaney’s letter had 
been sent to Commissioners. 
 
James Tigue provided an explanation of each of the points from staff’s response to Dan Creaney. These 
included analysis of tributaries, existing conditions of overflows to Turnbull Woods and Carol Lane, 
overflow protection during extreme rainfall events, concern over multiple restrictors and restrictor size, 
the calculation of impervious lot coverage, structural engineer review of the stacked underground 
detention system, questions about discharge pipe size, soil borings and infiltration requirements, 
sanitary sewer discharges and Terrace Court basin connections, and 1162 Terrace Court drainage issues. 
Mr. Tigue stated that engineering for improvements at 1162 Terrace Court are in progress. 
 
Hal Francke, applicant representative, stated that the developer is comfortable with staff’s response.  
 
Chairman Huvard asked Taylor Baxter to read the public comments received before the meeting. Mr. 
Baxter read the comments: 
 
1. Robert Jaman asked why 29 new homes are needed and stated that they will lower property values. 
 
2. Carolyn Winter wrote that there are still open issues to address. These include that the sewer systems 
are complicated and untried and will require long-term maintenance to prevent damage to nearby 
homes, that there has been no evaluation of westerly flow of drainage, that one week is not sufficient 
for a full review by Dan Creaney, that maps may be inaccurate, and that there has been no study of the 
impact of above-ground runoff and retained stormwater release or of invasive species. She requested 
fewer homes, more open space, and a redesigned intersection. 
 
3. Michelle and Paul Sampson requested that consideration be given to reducing the number of homes 
that will send sanitary sewer flows to their neighborhood. They asked where the HOA’s maintenance 
responsibilities will be documented and requested that sewers be added to the HOA’s responsibilities. 
They asked whether funds will be set aside for future remediation efforts if drainage and sewer plans do 
not work. They expressed concerns about construction, buckthorn, and noise impacts. 
 
4. Eric Solis asked the Commission to say no to the development and stated that questions should be 
responded to and not just read. He quoted a comment from Nextdoor about the One Winnetka project. 
 
5. Erica Neems, 1156 Terrace Court, wrote that her neighborhood is experiencing water issues that have 
been getting worse as new homes are added. She asked if the Village can be sure that flooding will not 
happen and if the Commission is sure it has done all it can to protect residents. She asked for a lift 
station to be installed at the builder’s expense. 
 
6. Richard Rosin, 1150 Terrace Court, wrote that Dan Creaney pointed out a possible error in the storm 
water flows. He asked that more time be provided to address this issue. 
 
7. Anne McPhee wrote that Dan Creaney identified important issues and that the Commission should 
delay voting until they have been addressed. She wrote that there are issues that the Commission has 
not addressed, including sewer plans and construction traffic on Green Bay Road. She asked how 
neighbors should be compensated for construction issues, expressed concern for bike and pedestrian 



 

safety, and asked what guarantees are in place to ensure timely construction. She asked that the 
Commission consider the example of the One Winnetka project. 
 
8. Eileen O’Halloran and Darrell Brayboy, 1162 Terrace Court, thanked the Commission for taking the 
time to meet with Dan Creaney. They expressed concern about the potential miscalculation of 
topographical contours and with the Terrace Court drainage plan.  
 
9. Wilma and Bob Korn, 34 Park Place, wrote about flooding issues in the Terrace Court Basin. They 
urged the Village to seriously consider Dan Creaney’s report and ensure that the Village does frequent 
maintenance. She expressed displeasure with the lack of transparency and the rush to finish the project. 
 
10. Ayo Otitoju wrote to reiterate his request for the removal of dead trees near his property. He asked 
that the developer consider burying utility lines near Carol Lane. 
 
Phil Kiraly stated that there was no one at Village Hall to provide public comments. 
 
Chairman Huvard asked each Commissioner for their comments or questions. 
 
Commissioner Mihalopoulos asked that if the development is built that a greater effort be made to 
improve the conditions of the Terrace Court sanitary sewer and stormwater systems and that fees for 
the development be directed toward these improvements. 
 
Commissioner Miller asked staff to walk the Commissioners through the construction process, including 
construction times. Dave Mau responded that there are development regulations in place. He clarified 
that the initial construction will be public improvements, followed by individual lots, and that the same 
development standards will apply to each lot and the overall project. Commissioner Miller asked if 
maintenance obligations would include both sanitary and storm sewers. Dave Mau responded that the 
sanitary system would be Village responsibility once installed, but would require minimal maintenance 
as a gravity system. Commissioner Miller asked about the topographical survey issues raised by Dan 
Creaney’s letter. James Tigue responded that staff’s review has concluded that drainage flows toward 
the east. He noted that this potential discrepancy would not change the on-site drainage design. 
 
Commissioner Mukherjee asked about the potential for tree removal on the site before the subdivision 
is approved. Dave Mau responded that the developer could proceed with tree maintenance around the 
perimeter of the site within the next several weeks as requested by neighbors. Commissioner 
Mukherjee stated the he believes that many of the public comments and questions have been 
addressed and asked for how the remaining questions can be answered. Dave Mau stated that staff is 
available to discuss any questions or concerns. Commissioner Mukherjee asked about the Village’s 
ability to require the developer to fund off-site sewer infrastructure issues. Stew Weiss responded that 
Illinois law would only allow this requirement if the improvements are directly connected to the impact 
of the development. In this case, because the sanitary sewer system has capacity for the homes feeding 
into it, requiring the developer to contribute to existing issues would be challengeable. 
 
Commissioner Onderdonk relayed a request from the Sustainability Task Force for a report on the 
project’s sustainability. He requested a construction management plan and made a recommendation 
that the project follow the ICC’s Green Building Code construction management plan guidelines. 
 



 

Commissioner Satter asked what would happen if the stormwater system failed. James Tigue responded 
that in most cases water would flow into Turnbull Woods rather than adjacent residential properties. 
Commissioner Satter asked about new electric utility connections. Dave Mau responded that the entire 
new system will be underground. Kevin Lewis, developer representative, stated that there will be a new 
system coming in from Green Bay Road and that there will not be utilization of the wires to the east. 
 
Commissioner Solon asked about ongoing maintenance responsibilities. Stew Weiss responded that 
during construction the responsibility lies with the developer. The developer will transfer ownership of 
common elements to the HOA when a certain number of units have been sold, after which the HOA will 
have the responsibility for maintenance. The Village will have rights to enter onto the property for 
inspections and maintenance and will have multiple mechanisms for paying for maintenance, including 
lien rights and a backup SSA. Commissioner Solon asked about performance bonds to ensure the 
completion of construction. Mr. Weiss responded that the developer will provide two bonds to cover 
construction completion and the payment of subcontractors. 
 
Commissioner Thompson asked for guidance about the MWRD review process and how the Forest 
Preserve is related to the approval process. James Tigue responded that the MWRD will require 
notification of the Cook County Forest Preserve District and provided details about staff’s interaction 
with MWRD and CCFPD to this point. He noted that CCFPD does not require a permit and that the 
project will submit to MWRD for approval after the Plan Commission process. 
 
Commissioner Turner stated that he had no additional questions. 
 
Commissioner Van Vechten asked whether the project would make stormwater conditions for neighbors 
to the east and the south better, keep them about the same, or make them worse. James Tigue 
responded that the system will lead to better conditions than what is currently in place. Commission 
Van Vechten asked Chairman Huvard about how to handle Dan Creaney’s letter to the Commission. He 
asked about if the development agreement includes anything to fix Green Bay Road if it is damaged by 
construction. Dave Mau replied that there will be conditions placed on construction to protect Green 
Bay Road. Stew Weiss added that the development agreement requires that specific damage incidents 
be addressed. It does not include general wear and tear on the road. 
 
Chairman Huvard asked staff if there is an error in the topographic survey as discussed in Dan Creaney’s 
letter. Dave Mau responded that the field data was collected by the developer and stated that he 
doesn’t disagree with Mr. Creaney that full confirmation of the drainage route is necessary, but that it 
will not impact the system design. James Tigue added that there may not be exact elevations for all 
points due to fallen trees and the natural state of the site. Chairman Huvard asked whether there is a 
possibility that more surveying work could reveal that the Forest Preserve property should receive more 
water than is currently proposed. Mr. Mau responded that this is a possibility. Chairman Huvard asked 
for confirmation from staff that the adjustments that may be needed are fine-tuning in nature, rather 
than significant changes to the system. James Tigue stated that the MWRD will also be looking for 
potential changes to improve the performance of the system. Chairman Huvard asked if there are any 
material factors that have not been brought up that would undermine the performance of the system. 
Mr. Mau and Mr. Tigue answered that there are not. 
 
Commissioner Van Vechten asked if there was anything about the development that would have a 
significant negative impact on neighbors. He said he did not see any, but that the neighbors’ concerns 
need to be heard. He expressed his belief that the bottom line is that the situation would improve. 



 

 
Chairman Huvard asked about the timeframe for site work. Kevin Lewis answered that construction on 
the public infrastructure would take 3-6 months, with individual sites starting afterward. He stated that 
a functioning stormwater system would take several months, with a temporary basin in place during 
construction. Stew Weiss stated that the Village could require a plan for installation of mitigation 
infrastructure for improvements that are installed. 
 
Chairman Huvard asked if there were any more comments submitted during the meeting. Taylor Baxter 
read two new comments: 
 
1. Darrell Brayboy asked about meetings with the Forest Preserve or MWRD to confirm that Turnbull 
Woods can take the water from the development as proposed. 
 
2. Ayo Otitoju asked if there could be an early warning system in case the stormwater system 
malfunctions. 
 
Chairman Huvard asked if an early warning system is possible. James Tigue responded that there haven’t 
been discussions of any automated system because it is a gravity system with several layers of 
protection in place. 
 
Dave Mau responded to Mr. Brayboy’s comment, stating that a pre-application meeting with the MWRD 
has been held, and that the Forest Preserve was present. 
 
Chairman Huvard asked staff whether Dan Creaney’s letter impacted the staff recommendation. Dave 
Mau answered that it did not. Chairman Huvard asked if there are additional conditions of approval that 
Commissioners would like to discuss. No Commissioners had any additional conditions to add. 
 
Commissioner Satter made a motion to recommend approval of the final plat with staff’s recommended 

condition to require pre-application meetings. Commissioner Mukherjee seconded the motion. 

Chairman Huvard asked for discussion of the motion. Commissioner Miller stated that the process had 

been hard and that she recognized the intensity of the discussion from neighbors and that some 

neighbors would be dissatisfied with approval. She expressed hope that they would recognize that the 

Commission was acting in a way that they believe would make their situation better. Commissioner 

Turner concurred with Commissioner Miller’s comments. Commissioner Onderdonk asked that the 

developer take special care during the construction process and recommended using the ICC’s 

guidelines to minimize impacts. Chairman Huvard added he agrees with other Commissioners’ 

comments related to the Commission’s struggle to balance everyone’s rights under the existing codes 

while protecting residents. 

Chairman Huvard called for a roll call vote. The motion was approved by the following vote:  

RESULT: ACCEPTED 

AYES: Huvard, Mihalopoulos, Miller, Mukherjee, Onderdonk, Satter, Solon, 
Thompson, Turner, Van Vechten (10) 

NAYS: None (0) 

ABSTAIN:  None (0)  

ABSENT: None (0) 



 

 
Chairman Huvard asked that staff explain the next steps for the plat. Phil Kiraly answered that the next 
step will be consideration by the Village Board. The Village Board will determine whether to accept the 
Commission’s recommendation. 
 
6. STANDING COMMITTEE REPORTS/ANNOUNCEMENTS 
There were no committee reports. 
  
7. ADJOURNMENT  
Following a motion by Commissioner Turner and a second by Commissioner Miller the meeting was 
adjourned at 8:05 p.m. 
  


