
PLAN COMMISSION 
STUDY SESSION NOTES 
December 3, 2018

Call To OrderI.

The Plan Commission Study Session was called to order by President Thomas Anderson at 
6:15 P.M. at the Schererville Town Hall, 10 E. Joliet St, Schererville.

Pledge of AllegianceA.

President Anderson stated that The Pledge of Allegiance was already recited at the Plan 
Commission Meeting and would stand for the Study Session.

Roll CallB.

President Anderson stated that the Roll Call would remain the same from the Plan 
Commission Meeting.

For the record note that in addition to the original Roll Call, audience members consisted 
of Mr. Richard Kortenhoven from Kortenhoven Builders; Ms. Rosie Ramirez from 
Crowley Engineering; Mr. Brad Smith; Mr. Gerald Crosby from Adventas; Mr. James 
Hus and Mr. Ron Wiedeman from Robinson Engineering, and Mr. Jon Kamp from Kamp 
& Boer.

II. Commission Business

A. Lucky Dragon Subdivision (F/K/A: Lucky Dragon Restaurant) 
Proposed: Jewelry Boutique & Repair

General Location: 1033 Lincoln Hwy.

Petitioner(s): Jimmy T. Kong & Ling Poon

Request: 1-Lot (C-3) Highway Commercial Subdivision and U.S. 30 Commercial 
Corridor Overlay District Development Plan Review

Mr. Hahn Lam represented the Petitioners. Also in attendance was Mr. Jimmy Kong. 
Mr. Hahn Lam stated that they are also requesting that during this process Mr. Kong be 
allowed to open his business or start application of his business prior to this being built 
and approved in the spring if at all possible.

President Anderson confirmed with Mr. Lam that they will be adding a garage. Mr. 
Jarvis asked for an overview of what they will do to make the building look better. Mr. 
Lam stated that they will partially paint the fafade, clean up the front of the building, and 
install an awning wrapping around the building, and spruce it up. Mr. Lam further stated 
that they will be doing some landscaping in the spring adding additional bushes and add 
mulch or gravel alongside the property line. Mr. Jarvis asked if the front faipade would 
remain brick. Mr. Lam said possibly brick or some sort of veneer that would mimic 
brick.

President Anderson asked if they would be taking down the 6’ x 6’ overhead sign and 
adding a monument sign. Mr. Lam stated that they had not yet done so; but would once 
they receive approval.

Mr. Jarvis asked if they had any renderings of the building. Mr. Lam said that he did not 
have renderings at this time, but added he would make something up. Mr. Jarvis asked if 
the garage would be block. Mr. Lam said it will probably be siding, and that they will try 
to match the building as much as they can. Mr. Jarvis asked Mr. Volkmann if that would 
fit into the Overlay. Mr. Volkmann replied that this is basically just a plotting a non- 
conforming parcel right now. Mr. Volkmann said that they will be removing the asphalt 
from the right-of-way out front; they will be painting the building; and that the garage is 
the only construction that will be going on. Mr. Volkmann also stated that this is a 
mixed-use with residential on the upper floor and commercial on the lower floor.

President Anderson said he would like to see some pictures or an artist's rendering of 
what the building will look like. President Anderson added that he doesn’t have an issue



with the use. but we need something more concrete of what will be done to the building 
including some landscape plans. Mr. Lam asked if he would prefer a sketch or a real 
picture of the building with an overlay of the additions. President Anderson said that 
would be fine; but that we need something on the plat showing where they will be adding 
bushes, trees, or flowers.

Mr. Volkmann stated that on Page 3, they have a landscaping plan highlighted: but they 
don't have the planting spelled out and there is no legend for the plantings.

President Anderson reiterated that they need a rendering to give them an idea of what it 
will look like; and asked if they had any plans on changing the lighting. Mr. Lam replied 
that it will stay the same. President Anderson asked if they would just have the lighting 
on the building. Mr. Lam replied that was correct; and added that it shines north down to 
the parking lot.

Mr. Immig asked if the second floor would remain habitational. Mr. Lam replied yes. 
Mr. Immig asked if there were just one apartment. Mr. Lam said there was just one 
apartment where Mr. Kong will be residing.

Mr. Jarvis referred to the comment made earlier that the Petitioner is looking to start 
conducting business without this being completed; and if a motion should be made to 
allow that. Mr. Volkmann said that was correct; and added that the occupancy of the 
business for the Overlay District has nothing to do with the occupancy of the apartment. 
Mr. Volkmann also stated that he can make a motion if he chose to; but that it was not 
necessary. Mr. Jarvis stated that this is just a Study Session anyway. Mr. Volkmann 
further stated that he has no problem with the Petitioner occupying the building or doing 
anything with the interior. Mr. Jarvis said that he doesn't have a problem either.

President Anderson reiterated that we need renderings of what the building and the 
garage will look like: and confirmed with the Board and Staff that there were no other 
issues. Mr. Volkmann stated that this will be a typical residential garage that will be 
frame with vinyl siding not block.

President Anderson also confirmed with Mr. Lam that they would be taking down the 
overhead sign and adding a monument sign.

B. Plaza Heights Addition, Lot 3 (Proposed: IHOP/Retail Store)

General Location: 1840-1850 U.S 41

Petitioner(s); Dimension Development Partners, LLC - David Shanahan

Request: U.S. 41 Commercial Corridor Overlay District Development Plan Review 
and determination if proposed changes to existing monument/directory sign 
constitutes a substantial change to approved Planned Signage District

Mr. David Shanahan from Dimension Development in Atlanta stated that they have a 
developer and that the property is under contract. Ms. Michaela Schuering from Kimley- 
Horn & Associates, who are the civil engineers and landscape architects for the project, 
was also in attendance. Mr. Shanahan said that there are three items, with one relating to 
parking that will be for the Zoning Board. Mr. Shanahan said the other items are signage 
and landscaping. Mr. Shanahan added that they will be requesting a Variance and will be 
shooting for January.

Mr. Shanahan stated that Ms. Sulek pointed out to them that there is an existing sign plan 
which related to the Hampton Inn, and covers the existing monument sign; all of the 
directionals, some of which exist and some do not: and the proposed building signage for 
the to be determined retail building.

Mr. Shanahan said that they are proposing for Lot 3 is different than what is contained in 
the signage plan: and that they have provided proposed building signage and a detail of a 
revision to the existing monument. Mr. Shanahan pointed out that the existing "M’' on 
the top of the monument sign takes up over 25% of the total sign area, and that there are 
five panels below that. Mr. Shanahan further stated that there are two out-lot parcels to 
be developed; one of which they have under contract and another one on the other side of 
the driveway which at some future point will be developed. Mr. Shanahan also stated 
that he made it clear to the seller that they are trying to accomplish a 24 S.F. IHOP sign: 
and that if they were doing a free-standing monument sign, it would be allowed. Mr.



Shanahan added that because of the pre-approved sign package, they are confined to one 
monument sign; so they want to raise the sign of the existing monument sign about 2' to 
accommodate the IHOP anchor and one other existing 18” panel, and provide the same 
opportunity for the next out-parcel. Mr. Shanahan summarized it as a bigger sign for an 
anchor tenant, and another panel for a smaller tenant; or they could split it up into three 
smaller ones, however they choose to use it. Mr. Shanahan said that he didn't know if 
that constitutes a major change to the signage package or not.

President Anderson asked if the signs on the proposed buildings meet the required 
specifications. Mr. Volkmann replied that he didn’t have an issue with the building signs 
because they are consistent with the original design; but raising the monument sign to 20' 
would exceed the 18’ height limitation and would require a variance.

Mr. Shanahan said that the seller is agreeable to fund a substantial portion of whatever 
alterations need to be which are relatively minor; and that if they need to apply for a 
variance, they will add that to their application which is due mid-January to make that 
end of January date. Mr. Shanahan explained that the sellers want him to come up with 
signage that will provide not only what he needs; but that will also accommodate signage 
for the seller’s other parcel and not leave them short. Mr. Shanahan added that he feels a 
couple of feet of additional height will accomplish that; and if necessary they would 
apply for the variance. Mr. Volkmann said another alternative would be to split the 
panels that are there. Mr. Shanahan replied that they are only 18” high; and that if you 
start to break them up at this point, you end up with signs that are just too small. Mr. 
Shanahan stated that this will provide for about 24” or 30” letters for the two anchor 
tenants; and that the seller will probably have the same issue that he is raising. President 
Anderson said that the B.Z.A. will have to rule as far as raising the monument sign. Mr. 
Volkmann said if they get a variance to raise the sign the 2’, they are really not changing 
the Sign District. President Anderson said the only thing he needs to do is go to the 
B.Z.A., and asked if anyone had any issues.

Mr. Jarvis said that his only concern is that if he gets the approval to raise this 2' and gets 
one more panel in there, if follow the site plan at all, they will still not have enough 
signage for all of the additional tenants. Mr. Shanahan said that each of those sign panels 
are 18"; and by taking two of those for the IHOP sign, you end up with a 3' 5” section. 
Mr. Shanahan said that if there were no Sign District and they came in for a free standing 
sign for this site, a code-allowed sign would allow them to do the 3’. Mr. Jarvis said he is 
preparing him for the questions that will be asked by the B.Z.A. such as how he will fit 
all of those signs for this development on this monument. Mr. Shanahan said that they 
would essentially repeat what they are doing for the other site on the other side of the 
driveway. Mr. Shanahan said their option would be to have three small panels, or they 
could combine two of the panels to create one larger for an anchor sign and then one 
other small tenant. Mr. Jarvis asked Ms. Sulek if there was a second monument sign on 
this site. Ms. Sulek replied no. Mr. Jarvis said that he is discussing a monument that 
doesn't exist. Mr. Shanahan explained that he is talking about the usage of this one. Mr. 
Shanahan said that there are five panels today; and that they are talking about using three 
of them, leaving two behind. Mr. Jarvis asked what the next guys would do. Mr. 
Shanahan replied that is the whole point of raising the sign which would essentially take 
the IHOP sign, move it up, leaving the same capability behind for the next person. Mr. 
Jarvis pointed out that it still isn't enough. Mr. Shanahan replied that if it is not enough 
for them, it certainly is not enough for him. Mr. Shanahan added that if they end up with 
a 3’ high sign and an 18" sign below it for a retail tenant, they are okay with that 
particularly because of the location of the sign. Mr. Jarvis said as planners, their job is to 
look to the future; and that this will be coming right back at us. Mr. Shanahan said he 
wouldn't say he was comfortable with it if he wasn't; and that they have done about one- 
hundred IHOPS, and have a pretty good feel for what they are comfortable with. Mr. 
Shanahan added that they have pretty good visibility with the building sign and that with 
the monument sign it is a good combination here. Mr. Shanahan said they are okay with 
this; and that the seller doesn’t foresee a second free-standing sign.

Mr. Volkmann asked if they raise the sign by 2’ and raise the IHOP panel, if they would 
still have five panel locations. Mr. Shanahan said that they would consume three of those 
panels; but now there is room for six panels. Mr. Volkmann said that they are only 
making room for one additional panel. Mr. Shanahan said that is correct and that is all 
that would be necessary. Mr. Shanahan said that they could do one 3’ and an 18” 
underneath that for primary and secondary tenants. Mr. Shanahan added that if they had 
three tenants, they could split it up into three panels or more with smaller signs. Mr. 
Volkmann said that plastic panels are probably 8' to 10' wide at Shops on Main; and that 
the panels are probably 18" high and 8’ wide. Mr. Volkmann said that another



alternative would be to come back and amend the Sign District to put another monument 
on the other side. Mr. Shanahan said they have budgeted a free-standing sign for them; 
and it was his understanding that the Town didn’t necessarily want a second sign. 
President Anderson said that if they came back for a free-standing sign for the IHOP and 
whatever else goes in as retail, it would leave the other sign alone. President Anderson 
said it would then be the problem for whatever other tenants that came in. President 
Anderson said it would be up to the Board if they were interested in adding a free 
standing sign to the Sign District. President Anderson said with a large piece of property 
on a major highway, as years go by and it gets built out, everyone wants a sign. President 
Anderson said he didn't see an issue with getting them a free-standing sign: and asked for 
the opinions of other board members to give Mr. Shanahan direction of whether he needs 
to go to B.Z.A. to have the sign raised up, or come back and amend the Sign District for 
his own free-standing sign for his IHOP and whatever other retail goes in.

Mr. Shanahan said that they actually submitted a free-standing sign plan that is 
essentially the same size as the one proposed on the existing monument. President 
Anderson again asked for other opinions. Mr. Jarvis said his opinion is to keep it at the 
Plan Commission and revise the Sign District, take the 18* and give him the size sign he 
wants and probably add a second monument. Mr. Jarvis explained that they will need 
that for the rest of the development; and that by adding all of the single signs, it will start 
looking ugly. President Anderson agreed and said that was his opinion to amend the Sign 
District and add a second monument sign rather than go to the B.Z.A. Mr. Shanahan said 
they can go that route; and that what they already planned is essentially what they would 
propose. Mr. Shanahan added that the building signage that fits within the Sign District 
shouldn’t be a problem for them. Mr. Volkmann said this will be a better approach; and 
Mr. Jarvis added that it will take care of the here and now as well as the future. Mr. 
Shanahan said there is a pending transaction on the part of the seller that they are trying 
to get wrapped up by the end of the year; and that if he can take this on and handle it 
himself, it will be much easier.

Mr. Shanahan said he isn't entirely sure where they are going with the landscaping plan if 
they have any divergence from the code; and asked it if would require a variance request. 
Mr. Volkmann advised him they can deal with that during the Site Plan review at the Plan 
Commission. Mr. Shanahan said that there are some instances where they do not meet 
the code with the landscaping; but that Ms. Michaela Schuering would be able to better 
address that more specifically. Mr. Shanahan said that they are not proposing any trees in 
the right-of-way because of the low-hanging wires and all of the utilities that are there; 
and that with the street trees, they did try to create some view windows for the building.

Ms. Schuering pointed out that they do not have the parkway trees as mentioned earlier 
because of low-hanging wires and utilities; and that they will also fall a little short with 
the perimeter tree requirement along the interior of Route 41. Ms. Schuering said that 
they will plan to put the monument sign along U.S. 41; and in order to get the most 
visibility to the building to see all of that building frontage they are proposing; they will 
add clusters of trees which falls short of the amount of ornamental trees. Ms. Schuering 
said they are trying to meet the intent of the code, but they are not quite meeting the 
amount of trees required by about three to four trees. She also stated that along the west 
side of the site, they are short a couple of shrubs just for the fact they are placing trees 
along there. Ms. Schuering added that it is their understanding that when they go to 
develop the property to the west, they will be removing all of the trees existing on site, so 
those trees will be necessary along that side of the property. Another issue Ms.
Schuering pointed out is the foundation plantings. Ms. Schuering said that due to the 
existing building and wanting to put a sidewalk around the building for easy pedestrian 
access, they have done their best to put as much landscaping as possible, but they do not 
have 5' of landscaping around the perimeter.

Mr. Shanahan stated that given the proposed layout of the parking around the building the 
sidewalks take precedence over the landscaping for safety reasons. Mr. Shanahan said 
that they do landscaping in the fronts and sides of the buildings at times; but that 
sidewalks are what they do about 90% of the time because they have actually had a 
couple of instances of fires started by cigarette butts in the mulch. Mr. Shanahan said 
that the islands get plantings; but that they try to run the sidewalks right up to the front of 
the building. President Anderson asked if he had a percentage of coverage and how close 
they were to the greenspace requirements. Mr. Shanahan said he would have to run a 
calculation. Mr. Volkmann said it is pretty close; and Mr. Shanahan agreed.

Mr. Volkmann asked where they would put the snow. Mr. Shanahan said they are not 
showing a snow storage area; but that at other stores they designate a parking area and



that if they get a lot of snow, they will have to haul it. Mr. Shanahan added that on 
Saturdays and Sundays, they cannot afford to lose eight or ten parking spaces.

Mr. Shanahan said that they come pretty close to the landscaping requirements; and 
pointed out that this is only the preliminary. Mr. Shanahan said that they will probably 
put the free-standing sign up in the top right corner, and that that they will probably put 
an IHOP sign on the existing panel.

President Anderson said that the building looks nice but they need to come back for the 
other free standing sign; and that we will work with them on the landscaping. Mr. 
Shanahan said that they have enough parking on site to satisfy the need based upon 
experience; but that it is not close in terms of code. Mr. Shanahan said that they will go 
to the B.Z.A. regarding that; and pointed out that they are almost forty parking spaces 
short.

C. Robinson Engineering Report - U.S. 41 & 77th Ave. Intersection Improvements

Mr. James Hus, a transportation engineer from Robinson Engineering analyzed how to 
improve the intersection at 77th and U.S. 41. Mr. Hus said they obtained traffic counts on 
August 27. and then conferred w ith INDOT to determine different parameters of the 
intersection as it functions today. Mr. Huss stated that it is interconnected with various 
other intersections walking down to 231 at a 142nd cycle length which is a little higher 
than the optimal which works against the intersection as it sits today. Mr. Hus said that 
they also contacted NIRPC to get their traffic projections for the future and apply them to 
their analysis.

Mr. Hus explained that today the intersection functions at a level of service D which isn't 
great; and that there are queuing issues on both the east and west sides of the intersection 
on 77I|, Ave. Mr. Hus further stated that on the west side it is longer and more severe; 
and that it backs up all the way past Ontario St and going far back west to the marshland. 
Mr. Hus said that the presence of four driveways at CVS, the garage, the storage, and the 
Speedway is also working against the intersection which decreases its capacity. Mr. Hus 
explained further that those are not accounted for in the software that civil engineers use; 
but that they don't help the intersection and result in whatever outputs they see 
functioning during the peak hours are actually a little worse.

Mr. Hus explained that the overall intersection delay today which is the time a car has to 
wait to pass through the intersection averaged out to be about 47 seconds. Mr. Hus stated 
that NIRPC projects the traffic to increase by 17% on Route 41, and a 22% increase on 
the local route at 77th Ave. which will severely decrease its performance and will 
certainly need improving in the future.

Mr. Hus stated that unfortunately Route 41 carries about two-and-a-half times more 
traffic than 77"’ Ave. will; and that it will only increase with time. Mr. Hus also pointed 
out that working against it is that Route 41 is maintained by the State of Indiana; and that 
in order to optimize an intersection, the whole goal is never to increase the performance 
of one route but to average out the delay for all motorists going through the intersection. 
With Route 41 having so much more traffic, it truly dominates the amount of green time 
that is given to all motorists on all four legs.

Mr. Plus explained that in order to increase the performance for 77th Ave., in this case 
removing the obstructions of the driveways of the cross streets, the only choice is to 
expand lanes and give the queuing cars a place to stay that isn’t backing up to the railroad 
tracks to the east to obstruct entire streets to the west. Mr. Hus stated that this is the only 
remedy we have at our disposal. Mr. Hus added that they found in order to increase the 
performance of the intersection or at least give the cars a proper place to go. they 
recommend a much larger paving cross-section on 77,ll Ave. coupled with the addition of 
a southbound right turn lane on the north leg of Route 41. Mr. Hus said there is one that 
exists on the south leg which increased the efficiency of the intersection.

Mr. Hus said that as far as improvements to the Town of Schererville’s legs, on the west 
leg they would propose a dual left-turn lane, two through-lanes, and an exclusive right- 
turn lane, which is nearly seven lane widths wide at the intersection and would be an 80% 
to 100% increases in pavement width. Mr. Hus said that you can’t make a single left turn 
lane on one side and dual lefts on the other without a median; so they propose the same 
dual lefts on the east leg. Mr. Hus added that the only difference is that the east leg 
would have a single through-lane and a single combination right turn and through-lane.



Mr. Hus further explained that with the future traffic increases, the overall delay of the 
intersection will remain the same; but that with the improved geometry the cars that are 
stopped waiting to turn right or left will be in the proper place. Mr. Hus said that 
currently between 4:00 P.M. to 5:30 P.M. there are cars wanting to turn right but will que 
all the way back into the straight lane creating a que of cars darting around each other to 
get in the proper lanes. Mr. Hus said that the pavement will exceed what is out there now 
so there is still more investigation to do as far as the total impact; but that this is an idea 
of what the intersection needs to look like anywhere between tomorrow and twenty years 
from now.

Mr. Ryan Wiedeman from Robinson stated that what they are showing here today will be 
needed in the future to make this intersection ambulated but not perfect. Mr. Wiedeman 
added that this is all preliminary and is not set in stone and that their presentation was to 
show what the impacts could be; and that they are interested in any comments the 
audience members may have in case there is something they are missing. Mr. Wiedeman 
invited audience members to come up to take a look at their plan to see how their 
property would be affected.

President Anderson asked for comments from audience members who were property 
owners or business owners from the area. President Anderson said an issue he has 
encountered at the Speedway is that there are people coming from 41 heading west and 
then want to make a left turn into Speedway and it kills that whole intersection. Mr. Hus 
said that the specific driveway would almost certainly need to be converted into a right- 
in/right-out which would not only eliminate a number of accidents but would make that 
movement impossible. Mr. Wiedeman pointed out that the left hand turn lane between 
the dual left inside and the dual left going the other direction would be a barrier and 
prohibit people. Mr. Wiedeman said it will change the access to that site but will be 
affecting the performance of the intersection.

Several audience members came to the front to review the plan and had their questions 
answered by the Robinson representatives.

Mr. Volkmann stated that the Town has Robinson doing corridor studies on 77th Ave. all 
the way to Cline Ave. from Route 41; Burr St. from north to south all of the way to 91SI; 
and 91st from Colfax or Calhoun. The whole idea from these corridor studies is to have 
an idea of what projects need to be addressed in order to improve these corridors. Mr. 
Volkmann said that under the CCD program of the State, the goal is to have projects 
ready in design that can be submitted for potential grant dollars. Mr. Volkmann stated 
that going through the N1RPC process, they are probably ten-year projects minimum. 
Mr. Volkmann explained that ultimately it will be up to the Council whether we go into 
design on this or not. Mr. Volkmann said that he wanted the thirty-nine adjoining 
property owners to come in and look at this project with the planners for comments and 
feedback before taking this to the next step. Mr. Volkmann stated that this intersection 
has been a critical problem for the 77th Ave. Corridor.

III. Adjournment

There being no further business, the meeting was adjourned at 7:24 P.M.


