
Page 1 

 

AGENDA 
Planning, Building & Zoning Committee 

Regular Meeting 
Village Hall 

1900 Hassell Road, Hoffman Estates, IL 60169 

 

 
January 13, 2025 Council Chambers Immediately following 

Transportation & Road 
Improvement Committee 

  

1. CALL TO ORDER/ROLL CALL  

2. APPROVAL OF MINUTES  

 A. Planning, Building & Zoning Committee 12-09-2024 

3. PUBLIC COMMENT  

4. OLD BUSINESS  

 A. Approval of an Ordinance amending Section 8-8-7, Hotels, of Chapter 8, Licenses, of the 
Hoffman Estates Municipal Code 

5. NEW BUSINESS  

 A. Approval of an Ordinance Supporting a Cook County Class 7C Renewal Application for the 
Property Located at 2590 W. Golf Road (Ricky Rockets) 

 B. Approval of an Ordinance Supporting a Cook County Class 7C Renewal Application for the 
Property Located at 1051 W. Higgins Road (Zeigler Mercedes Sprinter Dealership) 

 C. Direction to proceed with a public hearing to consider an extension of the temporary Planned 
Development approval process (Sec. 9-1-18A) 

6. REPORTS  

 A. Planning Division Monthly Report 

 B. Code Enforcement Division Monthly Report 

 C. Economic Development and Tourism Monthly Report 

7. PRESIDENT'S REPORT  

8. ITEMS IN REVIEW  

9. OTHER  

10. ADJOURNMENT   

Further details and information can be found in the agenda packet attached hereto and incorporated herein and 
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January 13, 2025 Village of Hoffman Estates Planning, Building & Zoning 
Committee 

 

Page 2 

can also be viewed online at www.hoffmanestates.org and/or in person in the Village Clerk's office. The Village of 
Hoffman Estates complies with the Americans with Disabilities Act (ADA). For accessibility assistance, call the 
ADA Coordinator at 847/882-9100. 
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Village of Hoffman Estates

PLANNING, BUILDING & ZONING 
COMMITTEE MEETING MINUTES December 9, 2024

1. ROLL CALL

Members in Attendance: Gary Stanton, Chair 
Karen Arnet, Vice-Chair
Patrick Kinnane, Trustee 
Karen Mills, Trustee
Anna Newell, Trustee
Mayor William D. McLeod

Members Absent: Gary Pilafas, Trustee

Management Team Members
in Attendance: Eric Palm, Village Manager

Dan O’Malley, Deputy Village Manager
Arthur Janura, Corporation Counsel
Jon Pape, Assistant Village Manager
Patrick Seger, Director of HRM
Alan Wenderski, Director of Engineering
Kevin Kramer, Director of Econ. Dev.
Sonia Zala, Senior Trans. Engineer
Kasia Cawley, Police Chief
Alan Wax, Fire Chief
Monica Saavedra, Director of HHS
Joe Nebel, Director of Public Works
Darek Raszka, Director of IS
Patty Richter, Village Clerk
Ben Gibbs, GM, NOW Arena
Ken Koop, Risk Manager
Jennifer Horn, Dir. Planning and Trans.
Ric Signorella, Multimedia Production Mgr.

The Planning, Building & Zoning Committee meeting was called to order at 7:32 p.m. 

2.  APPROVAL OF MINUTES 

Motion by Trustee Arnet, seconded by Trustee Kinnane, to approve the Planning, Building & 
Zoning Committee meeting minutes of November 11, 2024.  Voice vote taken.  All ayes.  
Motion carried.

3. PUBLIC COMMENT
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Planning, Building & Zoning Committee -2- December 9, 2024

4. OLD BUSINESS

A. Approval of an Ordinance amending Section 8-8-7, Hotels, of Chapter 8, 
Licenses, of the Hoffman Estates Municipal Code (to be continued to 
January PB&Z meeting).

An item summary sheet from Kevin Kramer and Linda Scheck was presented to Committee. 

Motion by Trustee Arnet, seconded by Trustee Kinnane, to defer this item to the January 
Planning, Building & Zoning Committee meeting.  Voice vote taken.  All ayes.  Motion carried.

5. NEW BUSINESS

A. Approval of an Employee Leasing Agreement with MGT Impact Solutions, 
LLC, for Civil Engineer staff services at a rate of $95.16 per hour.

An item summary sheet from Al Wenderski and Peter Gugliotta was presented to Committee.

Al Wenderski addressed the Committee and reported that the Village has retained the services of 
an experienced Civil Engineer since 2021 through MGT Impact Solutions.  Staff expects to 
continue the need from January through May 2025 with an average of 15 hours per week.

Motion by Trustee Arnet, seconded by Mayor McLeod, to approve an Employee Leasing 
Agreement with MGT Impact Solutions, LLC for Civil Engineer staff services at a rate of $95.16 
per hour.  Voice vote taken.  All ayes.  Motion carried.

B. Approval of Lakewood Center TIF Reimbursement Request #4 in an amount 
of $26,221,583.98.

An item summary sheet from Kevin Kramer was presented to Committee.

Trustee Stanton requested the total amount paid to date from this TIF fund.

Motion by Trustee Arnet, seconded by Trustee Kinnane, to approve the Lakewood Center TIF 
Reimbursement Request #4 in an amount of $26,221,583.98.  Voice vote taken.  All ayes.  
Motion carried.

6. REPORTS (INFORMATION ONLY)

A. Department of Development Services monthly report for Planning Division.

The Department of Development Services monthly report for Planning Division was received 
and filed. 
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Planning, Building & Zoning Committee -3- December 9, 2024

B. Department of Development Services monthly report for Code Enforcement 
Division.

The Department of Development Services monthly report for Code Enforcement Division was 
received and filed.

C. Department of Development Services monthly report for Economic 
Development and Tourism.

The Department of Development Services monthly report for Economic Development and 
Tourism was received and filed. 

7. PRESIDENT’S REPORT 

8. ITEMS IN REVIEW

9. OTHER

9. ADJOURNMENT 

Motion by Trustee Arnet, seconded by Trustee Kinnane, to adjourn the meeting at 7:41 pm.  
Voice vote taken.  All ayes.  Motion carried.  

Minutes submitted by:

Debbie Schoop, Executive Assistant Date
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AGENDA ITEM REPORT 
Planning, Building & Zoning Committee 

January 13, 2025 
ITEM 4A 

 
  

REQUEST: Approval of an Ordinance amending Section 8-8-7, Hotels, of 
Chapter 8, Licenses, of the Hoffman Estates Municipal Code  

FROM: Kevin Kramer, Director of Economic Development 
Linda Scheck, Director of Tourism & Business Retention 

ITEM TYPE: Ordinance - Committee 
 

REQUEST SUMMARY 
Each year, Economic Development, Tourism, Police Department, and General 
Government staff meet with owners and general managers of the nine hotels in 
Hoffman Estates. During the recent meeting, the hotel community shared that they 
have been challenged with the residential usage of their properties by guests who stay 
thirty days or more. Any guest who lives in a room thirty or more days consecutively 
becomes a resident of that location. This trend began during 2020 and has continued 
since. 
 
To prevent future occurrences of residential occupancy, the proposed amendment to 
Section 8-8-7 of the Municipal Code would prohibit any person staying at a hotel, motel, 
or extended-stay hotel longer than twenty-nine days. One hotel employee would be 
allowed to reside on site to serve guests twenty-four hours a day. All hotels must 
comply with this requirement within forty-five days of passing this ordinance. The hotel 
community who attended the last check-in meeting is supportive of this change and 
feels it will assist them in preventing future residential occupancy. 
  
FINANCIAL IMPACT 
N/A 
  
RECOMMENDATION  
Approval of an Ordinance amending Section 8-8-7, Hotels, of Chapter 8, Licenses, of 
the Hoffman Estates Municipal Code. 
  
ATTACHMENTS  
1. Ordinance amending Sec. 8-8-7-Hotels 29 day limit 
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ORDINANCE NO. ______________ - 2024

VILLAGE OF HOFFMAN ESTATES

AN ORDINANCE AMENDING SECTION 8-8-7, HOTELS, 
OF CHAPTER 8, LICENSES,

OF THE HOFFMAN ESTATES MUNICIPAL CODE

WHEREAS, the Village of Hoffman Estates, as a home rule unit of local government as 

provided by Article VII, Section 6 of the Illinois Constitution of 1970, has the authority to exercise 

any power and perform any function pertaining to its government and affairs, except as limited by 

Article VII, Section 6 of the Illinois Constitution of 1970; and 

WHEREAS, the Village of Hoffman Estates desires to enact certain regulations regarding 

hotels; and 

WHEREAS, the Village of Hoffman Estates finds it is the best interests of the Village to 

amend the Village’s Municipal Code to provide for same.

NOW, THEREFORE, BE IT ORDAINED by the President and Board of Trustees of the 

Village of Hoffman Estates, Cook and Kane Counties, Illinois, as follows:

Section 1:  That Section 8-8-7, HOTELS, of Chapter 8, LICENSES, of the Hoffman Estates 

Municipal Code, is hereby amended to read as follows:

Section 8-8-7.  HOTELS

A. DEFINITIONS - Unless the context otherwise requires, the following terms as used 

in this Section shall be construed according to the definitions given below:

“Hotel” - the term “hotel” when used in this Code shall mean every building, 

structure or any part thereof used, kept or maintained as or advertised or held out to the 

public to be an inn, hotel, family hotel, apartment hotel, lodging house, motel, dormitory 

or other place where sleeping accommodations are furnished or maintained for hire or rent 

for 20 or more transient persons, whether with or without meals.

“Extended Stay Hotel” - the term “extended stay hotel” when used in this Code 

shall mean a hotel which offers services and facilities designed to appeal to longer-term 

guests, such as laundry and kitchen facilities, and may quote rates on a weekly or monthly 

basis. 

“Guest” - the term “guest” when used in this Code shall mean a person who 

exercises occupancy or is entitled to occupancy in a hotel by reason of concession, permit, 

right of access, license or other agreement.  

“Identification Document” - the term “identification document” when used in this 

Code shall mean a document that contains the name, date of birth, description and picture 

of a person issued by a local, state or governmental entity.  

“Record” - the term “record” when used in this Code shall mean a written 

documentation of information about a guest.  A record may be maintained electronically, 

in a book or on cards.  

“Visitor” - the term “visitor” when used in this Code shall mean a person, who is 

not a guest, who is on the premises of a hotel, motel or extended-stay hotel at the invitation 

of a guest, but without the express permission of the owner, operator, keeper or proprietor 

of the hotel, motel or extended-stay hotel.
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"Group" - the term "group" when used in this Code shall mean a number of 

individuals assembled together for purposes of a wedding, family event, religious event, 

or organized competition by which the individuals are participants.  

B. LICENSE REQUIRED

No person shall conduct, keep, manage or operate, or cause to be conducted, managed or 

operated, a hotel without obtaining a license therefor. Each applicant shall comply with all 

applicable regulations of the Department of Code Enforcement, Police Department, and 

Fire Department.

C. TRAINING OF EMPLOYEES

The owner or proprietor of a hotel, motel, or extended-stay hotel shall take all reasonable 

steps, including, but not limited to, providing training regarding this section to ensure that 

the person who checks a person into the hotel complies with provisions of this section.  A 

person who has not been trained shall not be assigned to check persons into the hotel. 

D. ENTRY DOORS

For any hotel, motel, extended-stay hotel permitted for construction after the date of 

adoption of the ordinance codified in this chapter, any public-facing entry points to the 

premises must require a magnetic or electronic keycard/locking device for access.  Within 

one hundred eighty (180) days after the effective date of the ordinance codified herein, all 

public facing entry point doors for any hotel, motel, or extended stay hotel shall have 

operating automatic closures, key entry and shall remain locked at all times. These 

requirements are not applicable to entry points that enter directly into the lobby, as long as 

the lobby is manned by a bona fide employee twenty-four (24) hours a day. 

E. HOURLY RENTALS

No owner, operator, keeper or proprietor of a hotel, motel, or extended-stay hotel shall 

provide lodging at an hourly rate.  

F. RENTAL OF ROOMS TO PERSONS UNDER TWENTY-ONE

It shall be unlawful for any hotel, motel or extended-stay hotel to rent a room to any 

individual under the age of twenty-one (21).

Exception: A hotel, motel, or extended-stay hotel may rent a room to a person under the 

age of twenty-one (21) if said individual is part of a group, convention, corporate meeting, 

pageant or other major contracted booking at the hotel, motel, or extended-stay hotel.  

G. RESPONSIBILITIES OF ALL HOTELS

Every owner, operator, keeper or proprietor of any hotel, motel, or extended-stay hotel 

shall, without delay, report violations of law to the Hoffman Estates Police Department 

that were either witnessed or made known to them by an employee, guest, visitor or other 

person on the premises.

Every owner, operator, keeper or proprietor of any hotel, motel, or extended-stay hotel 

shall, at all times, maintain a manager on duty or on-call capable of assisting, 

communicating, and cooperating with the police or other law enforcement officials in 

maintaining the public health, welfare, and safety.
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All information required to be procured and kept pursuant to this article shall be kept 

strictly confidential in accordance with state and federal law and shall not be provided to 

any person except to a federal or state law enforcement officer or to any officer empowered 

to enforce this article.

All information required to be procured and kept pursuant to this article shall be provided 

to any federal or state law enforcement officers, or local sworn enforcement officer 

empowered to enforce this article upon demand. Nothing in this requirement shall be 

construed as giving any such officer any greater right or license to enter a room or invade 

privacy than the officer shall otherwise possess as a matter of law, probable cause, 

constitutional law, statutory right, or warrant. 

 
Every owner, operator, keeper or proprietor of any hotel, motel, or extended-stay hotel 

shall keep a record of all rental agreements between the hotel, motel, or extended-stay hotel 

and all guests and their visitors, and make these records available to the village within a 

reasonable time upon request.  For the purposes of this section, the term “record” shall 

mean the hotel, motel or extended-stay hotel’s electronic guest registration system which 

stores guest identifying information. In the event an electronic guest registration system 

does not exist, a record shall be maintained with the guest and any visitor’s information in 

a paper record or reservation book.  The following information, at a minimum, must be 

recorded at the time of registration and maintained for a period of no less than one (1) year 

after the rental agreement’s termination:

The full name, phone number, and home address of each overnight guest.  If the 

guest is a tourism company or other business, only the guest shall be required to 

provide this information, but the total number of people staying under the tourism 

company or other business shall be provided;

The make, type and license number of the guest’s vehicle if the vehicle will be 

parked on the premises that are under the control of the operator or management;

The day, month, year and time of arrival of each guest;

The number or other identifying symbol of location of the room rented or assigned 

each guest;

The date that each guest is scheduled to depart;

The method of payment for the room;

The full name of the person checking in the guest.

Every owner, operator, keeper or proprietor of any hotel, motel, or extended-stay hotel 

shall require each guest to provide proper identification prior to renting a room when 

registering in person.  A record of the provided identification documents shall be kept on 

file for the duration of the occupancy and for one hundred eighty (180) days thereafter.
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No person shall procure or provide lodging in any hotel, motel, or extended-stay hotel, or 

any services therefrom, through misrepresentation or production of false identification, or 

identification which misrepresents the identity of the person procuring or sharing in such 

lodging or service. 

H. OCCUPANCY REQUIREMENTS

No operator, owner, keeper or proprietor of any hotel, motel, or extended-stay hotel shall 

rent or provide a room for any number of persons greater than the sleeping 

accommodations provided within the particular rental unit or temporary sleeping 

accommodations provided by the hotel, motel, or extended-stay hotel. 

No operator, owner, keeper or proprietor, guest, or visitor of any hotel, motel, or extended-

stay hotel shall be allowed to congregate within any room or single rental unit a number of 

persons which is greater than two (2) times the number of persons for whom sleeping 

accommodations are provided within the single room or rental unit except when 

temporarily designated as a hospitality suite.  

I. MAXIMUM STAY LENGTH

1. No hotel, motel, extended-stay hotel located within the Village shall allow 

any person, other than one designated management employee of the hotel, motel, 

or extended-stay hotel, to occupy such facility for more than twenty-nine (29) 

consecutive days.  No guest residing for more than twenty-nine (29) consecutive 

days shall begin a new rental agreement with the hotel, motel, or extended-stay 

hotel without at least a two-day vacancy between stays.

2. No hotel, motel, or extended-stay hotel located within the Village shall 

allow any person to occupy such hotel, motel, or extended-stay hotel as his or her 

permanent residence, and/or to utilize the hotel, motel, or extended-stay hotel 

address as his or her mailing address.

3. All hotels, motels and extended-stay hotels are required to comply with all 

applicable provisions of this Code. Any existing hotel, motel, or extended-stay 

hotel is required to comply with this all applicable provisions of this Code within 

forty-five (45) days of the effective date of this chapter.

J. COMMON AREA AND PARKING ILLUMINATION REQUIREMENTS

The open parking area and all areas surrounding any hotel, motel, or extended stay-motel, 

shall comply with all requirements related to illumination levels set forth in the subdivision 

and land development section of this Code, within one (1) year of the effective date of this 

chapter.

Within one hundred eighty (180) days of the effective date of this chapter, any hotel, motel, 

or extended-stay hotel must provide and maintain security in its parking area.  This shall 

include but not be limited to, a live security guard or other security measures such as a 

complete video surveillance. A video surveillance system (VSS) means a continuous 

digital surveillance system including cameras, cabling, monitors, and digital view 

recorders (DVR).  Any existing hotel, motel, or extended-stay hotel is required to install 

VSS within one hundred eighty (180) days of the effective date of this chapter.  Any VSS 
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shall be maintained in proper working order at all times and be in continuous operation 

twenty-four (24) hours a day, seven (7) days a week.  The digital images must be retained 

for no less than twenty-one (21) days.  

All VSS shall have no less than one (1) camera dedicated to each register or check-out 

stand, entrance/exit, interior hallways, lobby and parking areas.  

K. LOITERING AND JUVENILE CURFEW

No persons shall loiter in or upon any hotel, motel, or extended-stay hotel parking lot or in 

or around any building to include breezeways or stairwells without the permission of the 

owner, operator, keeper or proprietor.  

Chapter 7 (Offenses and Punishment) Article 2 (Offenses involving children and juveniles) 

Section 7-2-5 (Curfew) of this Code related to curfew for minors, shall be enforced in the 

common areas of the hotel, motel, or extended-stay hotel.  

L. UNLAWFUL OPERATION DECLARED NUISANCE

Any hotel, motel, or extended-stay hotel operated, conducted or maintained contrary to the 

provisions of this article may be declared to be unlawful and a public nuisance. The Village 

of Hoffman Estates may, in addition, or in lieu of all other remedies, commence actions or 

proceedings for abatement, removal or enjoinment thereof, in the manner provided by state 

law and this Code. 

M. PENALTIES

If a person is convicted of a violation of this article, the court or other adjudicative body 

shall impose a fine of not less than two hundred fifty dollars ($250.00) and not more than 

one thousand dollars ($1,000.00) for each violation.  
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Section 2:  The Village Clerk is hereby authorized to publish this ordinance in pamphlet 

form.

Section 3:  This Ordinance shall be in full force and effect immediately from and after its 

passage and approval.

PASSED THIS ________ day of _________________, 2024

VOTE AYE NAY ABSENT ABSTAIN

Trustee Karen V. Mills _____ _____  _____ _____

Trustee Anna Newell _____ _____  _____ _____

Trustee Gary J. Pilafas _____ _____  _____ _____

Trustee Gary G. Stanton _____ _____  _____ _____

Trustee Karen Arnet _____ _____  _____ _____

Trustee Patrick Kinnane _____ _____  _____ _____

President William D. McLeod _____ _____  _____ _____

APPROVED THIS ______ DAY OF _______________, 2024

Village President

ATTEST:

Village Clerk

Published in pamphlet form this _______ day of ____________________, 2024.
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AGENDA ITEM REPORT 
Planning, Building & Zoning Committee 

January 13, 2025 
ITEM 5A 

 
  

REQUEST: Approval of an Ordinance Supporting a Cook County Class 7C 
Renewal Application for the Property Located at 2590 W. Golf Road 
(Ricky Rockets)  

FROM: Kevin Kramer, Director of Economic Development 

ITEM TYPE: Ordinance - Committee 
 

REQUEST SUMMARY 
In October 2017, the Village Board, through Resolution, supported the Cook County 
Class 7C Classification Application for Rick E. Heidner d/b/a 2590 W. Golf Road where 
a Ricky Rockets fuel center, convenience store, car wash, and retail space was to be 
built. The Classification was awarded by the County and the 5-year assessment 
program began in 2020 after completion in 2019. The current owner, Heidner Property 
Management Company, is requesting support for the renewal of the classification. A 
completed application to Cook County is attached for review and support. The owner 
cites difficulty in the financial operations of the property with concerns over the fully 
assessed taxes on the property. Since this project, this ownership company has 
purchased and improved the immediately adjacent properties to the north and south 
and continues to invest in properties in Hoffman Estates. But for this incentive, the 
owner may be forced to close this location, putting the Village back in the situation of 
having a vacant property at this gateway-to-the-Village intersection. 
  
FINANCIAL IMPACT 
Renewing this incentive would save an average of $77,998.80 per year over the five 
year program. A full breakdown of the savings is shown in the attached request letter 
and application. The Class 7C tax incentive has a one-time renewal policy so this will 
not be able to be renewed again. 
  
RECOMMENDATION  
Approve an Ordinance Supporting a Cook County Class 7C Renewal Application for the 
Property Located at 2590 W. Golf Road (Ricky Rockets) 
  
ATTACHMENTS  
1. Heidner 7C Renewal Ordinance and Application 
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ORDINANCE NO.     - 2025 
 

VILLAGE OF HOFFMAN ESTATES 
 

AN ORDINANCE SUPPORTING A COOK COUNTY CLASS 7C RENEWAL 
APPLICATION FOR PROPERTY TAX ASSESSMENT  

PURPOSES FOR THE SITE LOCATED AT 2590 W GOLF ROAD.  
 
 WHEREAS, the Cook County Real Property Assessment Classification Ordinance requires 

the Village’s support and consent for an application of renewal for a 7C real estate classification 

under Sec. 74-63 (11); and 

 WHEREAS, Heidner Property Management Company, Inc (“Owner”), redeveloped, owns, 

and operates the Ricky Rockets Fuel Center at 2590 West Golf Road, Hoffman Estates, Cook 

County, Illinois (P.I.N. #07-07-300-047-0000) (“Property”); and 

WHEREAS, the Property was approved for a Class 7C incentive in 2020; and 

 WHEREAS, the Property is part of the redevelopment objectives of the Village; and  

 WHEREAS, it is in the best interests of the Village of Hoffman Estates and its residents to 

attract and retain new and diverse businesses whom they can support and patronize, and consent 

to an application for a Cook County 7C real estate classification renewal for the Property; and 

 WHEREAS, the Owner operates a 8,055 square foot fuel center convenience store with a 

connected commercial unit and a 2,345 square foot car wash employing 6 employees; and 

 WHEREAS, the Owner cannot continue business operations at a high level without a 

commitment of support from the Village for a Cook County 7C real estate classification renewal; 

and 

 WHEREAS, the Village has received Applicant’s completed Class 7C application (Exhibit A), 

including the identification of persons having an interest in the property, a detailed description of 

the existing use, and a description of the financial impact; and 

 WHEREAS, the current business operations result in additional economic and fiscal 

impacts for the Village of Hoffman Estates and Cook County; and 

 WHEREAS, the redevelopment objective of this Village is to create a thriving and vital 

local economy with a strong blend of retail, clean-industrial, commercial and residential 

properties; and  

  NOW, THEREFORE, BE IT RESOLVED by the President and Board of Trustees 

of the Village of Hoffman Estates, Cook County, Illinois, as follows: 
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 Section 1:  That the Village of Hoffman Estates supports and consents to Owner’s filing of 

a Class 7C Renewal Application with respect to the Property and finds Class 7C classification 

under the Cook County Real Estate Classification System necessary for continued operations to 

occur on the Property within Cook County. 

 Section 2: The Class 7C real estate classification, pursuant to its terms, shall only be 

renewed to the Owner of the Property for one term of five (5) years. 

 Section 3: Redevelopment of the Property is an objective and priority of the Village.  

 Section 4:  That this Ordinance shall be in full force and effect immediately from and after 

its passage and approval. 

 

PASSED THIS ________ day of _________________, 2025 

 
VOTE     AYE  NAY  ABSENT ABSTAIN 

Trustee Karen V. Mills  _____  _____   _____  _____ 

Trustee Anna Newell   _____  _____   _____  _____ 

Trustee Gary J. Pilafas  _____  _____   _____  _____ 

Trustee Gary G. Stanton  _____  _____   _____  _____ 

Trustee Patrick Kinnane  _____  _____   _____  _____ 

Trustee Karen Arnet   _____  _____   _____  _____ 

Mayor William D. McLeod  _____  _____   _____  _____ 

 
APPROVED THIS ______ DAY OF _______________, 2025 

 
  
            
      Village President 
 

ATTEST: 
 
 

      
Village Clerk 
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AGENDA ITEM REPORT 
Planning, Building & Zoning Committee 

January 13, 2025 
ITEM 5B 

 
  

REQUEST: Approval of an Ordinance Supporting a Cook County Class 7C 
Renewal Application for the Property Located at 1051 W. Higgins 
Road (Zeigler Mercedes Sprinter Dealership)  

FROM: Kevin Kramer, Director of Economic Development 

ITEM TYPE: Ordinance - Committee 
 

REQUEST SUMMARY 
In January 2020, Zeigler Hoffman Estates I (Applicant), purchased the vacant auto 
dealership that previously was used as a Jaguar Land Rover dealership. The property 
was part of a larger purchase by the owner which included three other properties along 
with three auto dealership businesses. The Applicant considered various uses for the 
vacant property including a complete demolition to use the property strictly for parking, 
but ultimately opened a commercial vehicle center to sell Mercedes-Benz Sprinter vans 
and other commercial products. The Village Board, approved a redevelopment 
agreement in December 2020 and supported the Cook County Class 7C Classification 
Application for the project. The Classification was awarded by the County and the 5-
year assessment program began in 2021. The owner is now requesting support for the 
renewal of the classification. A completed application to Cook County is attached for 
review and support. The owner cites difficulty in having to purchase this property as 
part of a larger acquisition despite its sub-par location and dilapidated state. The reuse 
plan contemplated a 10-year payback of an incentive which included a reimbursement 
of sales tax and the 7C savings to fill the gap in the project financials. But for this 
incentive, the Village will need to reimburse additional sales tax dollars and the 
business may not be able to operate at peak level. 
  
FINANCIAL IMPACT 
Renewing this incentive would save an average of $49,992 per year over the five year 
program. A description of the tax support is explained in the attachments to the 
application. The Class 7C tax incentive has a one-time renewal policy so this will not be 
able to be renewed again. 
  
RECOMMENDATION  
Approval of an Ordinance Supporting a Cook County Class 7C Renewal Application for 
the Property Located at 1051 W. Higgins Road (Zeigler Mercedes Sprinter Dealership) 
  
ATTACHMENTS  
1. Zeigler 7C Renewal Ordinance & Application 
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ORDINANCE NO.     - 2025 
 

VILLAGE OF HOFFMAN ESTATES 
 

AN ORDINANCE SUPPORTING A COOK COUNTY CLASS 7C RENEWAL 
APPLICATION FOR PROPERTY TAX ASSESSMENT  

PURPOSES FOR THE SITE LOCATED AT 1051 W HIGGINS ROAD.  
 
 WHEREAS, the Cook County Real Property Assessment Classification Ordinance requires 

the Village’s support and consent for an application of renewal for a 7C real estate classification 

under Sec. 74-63 (11); and 

 WHEREAS, Zeigler Hoffman Estates I, LLC (“Owner”), redeveloped, owns, and operates 

the Mercedes-Benz Commercial Sprinter Van automobile dealership at 1051 West Higgins Road, 

Hoffman Estates, Cook County, Illinois (P.I.N. #07-09-300-029-0000) (“Property”); and 

WHEREAS, the Property was approved for a Class 7C incentive in 2021; and 

 WHEREAS, the Property is part of the redevelopment objectives of the Village; and  

 WHEREAS, it is in the best interests of the Village of Hoffman Estates and its residents to 

attract and retain new and diverse businesses whom they can support and patronize, and consent 

to an application for a Cook County 7C real estate classification renewal for the Property; and 

 WHEREAS, the Owner operates a 14,255 square foot auto dealership, a 4,185 square foot 

car wash, and employs 16 full time employees on site; and 

 WHEREAS, the Owner cannot continue business operations at a high level without a 

commitment of support from the Village for a Cook County 7C real estate classification renewal; 

and 

 WHEREAS, the Village has received Applicant’s completed Class 7C application (Exhibit A), 

including the identification of persons having an interest in the property, a detailed description of 

the existing use, and a description of the financial impact; and 

 WHEREAS, the current business operations result in additional economic and fiscal 

impacts for the Village of Hoffman Estates and Cook County; and 

 WHEREAS, the redevelopment objective of this Village is to create a thriving and vital 

local economy with a strong blend of retail, clean-industrial, commercial and residential 

properties; and  

  NOW, THEREFORE, BE IT RESOLVED by the President and Board of Trustees 

of the Village of Hoffman Estates, Cook County, Illinois, as follows: 

  

 

 

 

Page 34 of 62



-2- 

 Section 1:  That the Village of Hoffman Estates supports and consents to Owner’s filing of 

a Class 7C Renewal Application with respect to the Property and finds Class 7C classification 

under the Cook County Real Estate Classification System necessary for continued operations to 

occur on the Property within Cook County. 

 Section 2: The Class 7C real estate classification, pursuant to its terms, shall only be 

renewed to the Owner of the Property for one term of five (5) years. 

 Section 3: Redevelopment of the Property is an objective and priority of the Village.  

 Section 4:  That this Ordinance shall be in full force and effect immediately from and after 

its passage and approval. 

 

PASSED THIS ________ day of _________________, 2025 

 
VOTE     AYE  NAY  ABSENT ABSTAIN 

Trustee Karen V. Mills  _____  _____   _____  _____ 

Trustee Anna Newell   _____  _____   _____  _____ 

Trustee Gary J. Pilafas  _____  _____   _____  _____ 

Trustee Gary G. Stanton  _____  _____   _____  _____ 

Trustee Patrick Kinnane  _____  _____   _____  _____ 

Trustee Karen Arnet   _____  _____   _____  _____ 

Mayor William D. McLeod  _____  _____   _____  _____ 

 
APPROVED THIS ______ DAY OF _______________, 2025 

 
  
            
      Village President 
 

ATTEST: 
 
 

      
Village Clerk 
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AGENDA ITEM REPORT 
Planning, Building & Zoning Committee 

January 13, 2025 
ITEM 5C 

 
  

REQUEST: Direction to proceed with a public hearing to consider an extension of 
the temporary Planned Development approval process (Sec. 9-1-
18A)  

FROM: Jennifer Horn, Director of Planning & Transportation 

ITEM TYPE: Discussion - Committee 
 

REQUEST SUMMARY 
In April 2023, the Village Board approved Ordinance 5018-2023 amending the Zoning 
Code to include a temporary Planned Development approval process for multi-family 
residential uses in specific commercial zoning districts. Two development concepts 
were submitted under this process, but due to high development costs, interest rates, 
and other timing and project specific factors, these applications were ultimately 
withdrawn.  
 
The temporary process was valid for a period of one year (through April 2024), with the 
expectation that it would be replaced with a permanent process as part of the 
comprehensive update to the Village's Zoning and Subdivision Codes. Initially, the 
Code update was anticipated to be completed in 2024, but that timeframe has extended 
into 2025, with adoption expected in spring/summer of 2025.   
 
There are several active multi-family development concepts under Village staff review. 
To allow the development process to continue, staff recommends extending the 
temporary Planned Development approval process for a period of six months or until 
the Code update has been adopted. Staff is seeking direction prior to proceeding with 
the required public hearing before the Planning & Zoning Commission. No other 
changes are proposed to the language as originally adopted.  
 
A copy of Ordinance 5018-2023 is attached for reference. 
  
FINANCIAL IMPACT 
N/A 
  
RECOMMENDATION  
Direction to proceed with a public hearing to consider an extension of the temporary 
Planned Development approval process (Sec. 9-1-18A). 
  
ATTACHMENTS  
1. Ord 5018 -2023 Temporary Planned Development Process 
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/VILLAGE OF HOFFMAN ESTATES
DEPARTMENT OF DEVELOPMENT SERVICES
PLANNING DIVISION MONTHLY REPORT
SUBMITTED TO: PLANNING, BUILDING & ZONING COMMITTEE
BY:  Jennifer Horn, Director of Planning and Transportation 

January 2025

LONG RANGE PLANNING PROJECT STATUS

 Teska Associates (as lead) and Ancel Glink awarded contract 
to complete the update of the Zoning Code. The new code 
will be a Unified Development Code.

 The PB&Z Committee moved to support the consultant’s 
findings and recommendations on August 7, 2023. 

 The project website is live at www.VOHEzoning.org. 
 Drafting is ongoing based on direction provided by the PB&Z. 
 Community engagement remains ongoing and additional 

public comment emails continue to be received. 

 Epstein (as lead), HNTB, and All Together awarded contract for 
comprehensive multimodal plan: Hoffman in Motion.

 Website is live www.hoffmaninmotion.com.
Public Engagement
 Steering Committee meeting #2 being scheduled for early 

2025.
 Visit www.hoffmaninmotion.com/photos to see pictures from 

past and future public engagement events.  
 A full public engagement summary including the results of both 

surveys is available at www.hoffmaninmotion.com 
Work Product
 Project remains on track for summer 2025 completion.
 Village staff are meeting with the project team regularly to 

review recommendations as the draft plan takes shape.
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Planning, Building and Zoning Committee - 2 - January 13, 2025

ACTIVE PLANNING PROJECTS 

Project Address Status
PZC or PBZ

Meeting
VB 

Meeting

Ivy Massage N Spa Special Use 1033 W GOLF RD APPROVED 12/4/24 12/16/24
Schaumburg Township Bus EV Charging 
Stations – Staff Level Approval 1 ILLINOIS BLVD APPROVED - -

Garage Size Variation 1120 ASH RD PUBLIC MEETING 1/15/25 1/20/25

Rear Yard Setback Variation 3688 WHISPERING 
TRAILS DR PUBLIC MEETING 1/15/25 1/20/25

Apple – Golf Rezoning and Concept 
Review 1180 & 1190 APPLE ST PUBLIC MEETING 1/15/25 & 

2/19/25 3/3/25

Harvest Community Church SU and 
Parking Lot Expansion 2060 STONINGTON AVE PUBLIC MEETING 2/19/25 3/3/25

Beverly Property Mass Grading – Staff Level 
Approval 2601 BEVERLY RD UNDER REVIEW

Compass Data Center 3333 BEVERLY RD UNDER REVIEW
Scooter’s Coffee 2 E HIGGINS RD UNDER REVIEW
Microsoft CHI07 Data Center 3125 N BARRINGTON RD UNDER REVIEW

Yoga & Massage Special Use 1721 MOON LAKE BLVD # 
410 UNDER REVIEW

Bell Works Apartments Concept Review 2000 CENTER DR UNDER REVIEW
Village Hall Parking Lot 1900 HASSELL RD UNDER REVIEW
Garage Size Variation 5560 AIRDRIE CT UNDER REVIEW

MONTHLY PLANNING PROJECT ACTIVITY 

Projects Submitted by Type December 2024 YTD
Pre-Development 3
Agreement 1
Annexation
Courtesy Review
Easement 3
Master Sign Plan 3
Plat of Subdivision 2
Other Plat 2
RPD Amendment 1
Site Plan Review 1 17
Special Use 7
Text Amendment
Rezoning 1
Variation 1 9
Total 2 49
FOIA Processed 1 28
Zoning Verification Letters 1 8
Building Permits Reviewed by Planning 51 834
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Planning, Building and Zoning Committee - 3 - January 13, 2025

PLANNING PERFORMANCE MEASURES

Site Plan Review Timing December 2024 YTD

Number of cases processed within 105 days 1 100% 11 100%
Annual goal is to complete 100% of cases within 105 days

Site Plan Review Process December 2024 YTD
Number of administrative/staff review site 
plan cases completed 1 9

Number of PZC site plan cases processed 0
100%

3
75%

Annual goal is to complete at least 65% of site plan cases through administrative review process
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VILLAGE OF HOFFMAN ESTATES 
DEPARTMENT OF DEVELOPMENT SERVICES 

CODE ENFORCEMENT DIVISION MONTHLY REPORT 
 

SUBMITTED TO: PLANNING, BUILDING & ZONING COMMITTEE 

BY:  Sanyokta Kapur, Director of Building & Code Enforcement 

 

January 2025 

 
GENERAL ACTIVITIES 

• On December 4, 2024, David Banaszynski, Kala Kuttenberg, Kathleen Kuffer, Liz Dianovsky & Jeff Miller  

attended the IACE seminar on Property Maintenance Inspections of Solar Panels and EV Chargers in Elgin. 

• On December 6, 2024, David Doge was elected NWBOCA President for a 2nd term. 

• On December 6, 2024, Building & Code Enforcement staff attended the NWBOCA Annual General Meeting 

and luncheon at Coopers Hawk in Arlington Heights. 

• On December 13, 2024, David Banaszynski attended the IEC seminar in Chicago. 

• Seasons of Hoffman Estates has received approval to occupy all eight residential buildings which are very close to full 

capacity. Minor landscaping work and final surveys are pending. 

• Microsoft is making steady construction progress on the Colos 2 to Colos 5 buildouts in Building 1, CHI05 with interior 

fit out underway. Permit has been issued for Site and Building for CHI06, Building 2 of the campus. 

• Demolition of existing structures is ongoing at the Sears campus. Day care building will also be demolished. 

Construction trailers are in place. Site Development permit for existing site demolition and mass grading of the 

Compass Data Centers has been issued. Permit review is underway for Compass Data Center, Building 1. 

• Lova Dispensary off of N. Barrington Rd is making good progress for the interior buildout and site upgrades. 

• Café Parlay, Video Gaming Lounge is open for business at Hoffman Village Shopping center. 

• Dar-Ul -Ilm Foundation interior buildout for religious center at Lakewood Blvd is underway. 

• Nothing Bundt Cake, in the Poplar Creek Crossing Subdivision is now open for business. 

• Playroom Café interior buildout at Barrington Square Subdivision is making good progress. 

• Fire Station 21 off Flagstaff Lane has started building foundation installation and site work. 

• ComEd is almost complete with construction on the Pembroke Ave. substation expansion. 

• The new Advocate outpatient facility on Hoffman Blvd. within Prairie Stone has received approval for occupancy and 

is scheduled for ribbon cutting ceremony in April. 

• Airdrie Estates subdivision has several lots under construction for new single-family homes. Lot 5 has received 

temporary occupancy. 

• Code Enforcement staff have been involved in several ongoing property maintenance cases as well as annual monitoring 

of commercial snow removal and pothole maintenance. 

 

Bell Works Construction Update:  

• Staff is working with Bell Works on several tenant build-outs and parking garage repairs throughout the east side. 

Game Night Out interior alteration is underway.  Site Development permit issuance for Bell Works Townhomes is 

pending.  

 

 
 
 
 
 
 
 

Page 56 of 62



Village of Hoffman Estates - 2 - Code Enforcement Division Monthly Report – January 2025 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

31 34 51 46 54 52 52 51 55 41 41 30 538

2024 Code Enforcement Freedom of Information Act Requests Processed

 
 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

10 4 16 20 35 21 23 13 21 16 12 7 198

2024 Code Enforcement GovQA Questions & Complaints Processed

 
 

Year 2024 2023

Jan 346 628

Feb 415 555

Mar 607 468

Apr 715 544

May 718 657

Jun 717 676

Jul 827 625

Aug 720 743

Sep 716 671

Oct 865 770

Nov 689 629

Dec 552 478

Total 7887 7444

Construction Inspections
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Construction inspections include review and closure of older permits that have not yet had a final inspection. 

 
 

RENTAL HOUSING LICENSE AND INSPECTION PROGRAM 

• There are currently 1,815 rental properties registered.  This includes 1,168 single family and townhome units (64%) and 

647 condominium units (36%).  This number fluctuates based on new registrants and owners who choose to no longer 

rent their properties. 

• Renewal notifications were mailed on November 14, 2024, to all rental properties.  The deadline to submit payment and 

update registration information is February 1, 2025. 

• As of January 2nd, 1,217 properties have renewed. 

 

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

124 76 68 113 107 127 160 100 154 159 192 170 1550

108 87 64 68 78 79 79 118 94 111 94 134 1114

232 163 132 181 185 206 239 218 248 270 286 304 2664Total

2024 Rental Inspections
Inspection

Annual

Reinspections
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Village of Hoffman Estates - 3 - Code Enforcement Division Monthly Report – January 2025 

Permit Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

2024 

YTD

2023 

Total

Commercial New 0 1 0 1 2 0 0 3 0 0 0 1 8 9

Single Family New 0 0 0 0 1 0 0 0 2 1 1 0 5 5

Land Development 0 0 0 0 0 0 0 0 1 3 2 0 6 1

Fire 13 8 15 9 3 9 17 18 10 14 9 9 134 158

All Other Permits 108 127 205 367 299 296 312 308 304 364 234 155 3079 2907

2024 Total 121 136 220 377 305 305 329 329 317 382 246 165 3232

2024 Permits Issued

 
 
 

Year Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

2024 134 205 340 535 479 470 395 447 409 427 233 166 4240

2023 105 179 227 322 433 505 496 544 419 345 223 161 3959

2024 Permits Applied
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Year 2024 2023

Jan $54,595 $475,262

Feb $55,383 $92,415

Mar $61,118 $48,876

Apr $63,268 $331,820

May $2,080,130 $62,483

Jun $100,777 $85,224

Jul $67,251 $67,487

Aug $70,712 $66,181

Sep $86,798 $222,586

Oct $88,794 $350,822

Nov $57,749 $56,694

Dec $2,096,911 $34,685

Total $4,883,486 $1,894,535

Permit Revenue
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2024 Budget:  $3,767,000. Total Revenue includes building permits, fire permits and Temporary & Full Certificates of Occupancy. 
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Village of Hoffman Estates - 4 - Code Enforcement Division Monthly Report – January 2025 

Violation Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

2024 

YTD

2023 

Total

Accessory Structure 1 3 3 14 6 6 3 5 3 5 3 3 55 44

Exterior Property Maintenance 4 2 19 36 15 10 7 6 2 2 0 2 105 93

Work Without Permits 1 4 5 4 7 9 11 6 9 5 10 1 72 58

Garbage/Toters/Yard Waste 25 70 25 52 60 28 40 59 96 71 47 24 597 468

Improper/Outside Storage 5 8 3 10 9 13 12 15 8 12 9 6 110 165

Interior Property Maintenance 1 0 0 0 2 1 0 0 2 2 0 1 9 11

Miscellaneous 16 14 27 10 15 15 14 10 12 10 8 9 160 123

Animal Issue 1 0 0 3 1 2 11 13 10 1 0 1 43 35

Right-of-Way 4 0 0 10 2 5 3 6 2 0 0 0 32 15

Signs & Banners 1 3 2 0 2 1 1 3 0 2 4 2 21 15

Tall Grass/Weeds 0 0 0 21 190 80 78 74 34 17 0 0 494 276

Vehicle 2 5 3 4 2 4 4 4 8 12 7 5 60 70

2024 Total 61 109 87 164 311 174 184 201 186 139 88 54 1758

2023 Total 60 69 49 102 257 208 142 131 107 118 69 61 1373

2024 Property Maintenance Summary Report
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Violation Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

Business License 24 20 14 2 90 33 8 24 49 25 16 0 305

Code 42 59 177 46 89 83 67 65 48 69 65 42 852

Rental 0 74 103 0 113 49 6 66 59 65 83 49 667

Total 66 153 294 48 292 165 81 155 156 159 164 91 1824

2024 Citations Issued

 
 

Court Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

Code/Bus. Lic. 37 54 56 65 82 102 106 82 86 90 76 88 924

Rental 75 84 36 87 73 72 88 60 50 91 83 115 914

Total 112 138 92 152 155 174 194 142 136 181 159 203 1838

2024 Adjudication Court Dockets - Citations Presented
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Village of Hoffman Estates - 5 - Code Enforcement Division Monthly Report – January 2025 

Activity Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec YTD

High Risk Food 37 34 0 0 32 39 1 4 12 41 7 0 207

Med Risk Food 0 0 34 35 0 1 4 1 0 0 38 27 140

Low Risk Food 0 0 1 2 1 0 42 57 0 1 2 1 107

Reinspections 2 0 4 2 2 4 3 3 1 3 3 1 28

Public Pools 0 0 0 0 1 0 0 0 0 0 0 0 1

Plan Review 3 0 1 6 3 4 2 3 3 1 2 0 28

Day Care 0 0 2 5 0 0 0 1 0 0 3 5 16

Complaint 2 1 3 6 5 4 7 6 5 0 4 4 47

Total 44 35 45 56 44 52 59 75 21 46 59 38 574

2024 Environmental Health Inspection Report

High Risk Food
36%
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24%

Low Risk Food
19%

Reinspections
5%

Public Pools
0%

Plan Review
5%

Day Care
3%

Complaint
8%

2024 YTD

 
Food establishments are divided into the risk categories of high, moderate or low, and planned inspections are performed three, two, or one time 
each year respectively.  A high-risk establishment presents a high relative risk of causing foodborne illness based on the large number of food handling 
operations typically implicated in foodborne outbreaks and/or the type of population served by the facility.  There are approximately 285 facilities 
that require a total of approximately 525 planned inspections throughout the year (this number fluctuates based on businesses opening/closing). 
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