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QUALIFYING STATEMENT 

 

I. Introduction: Petitioner, Scientel Solutions, LLC (“Scientel”), is a wireless 

communications company based in Lombard, Illinois, with offices in Texas, New Jersey, 

Hawaii, and Ontario, Canada.   Scientel employs approximately fifty-two (52) employees 

nationwide, and provides wireless network capabilities, network design, services and 

support for public and private clients throughout the United States, Canada, and Europe. 

 

Scientel is the contract purchaser of an approximately 2.66 acre parcel generally 

located at the southeast corner of Eola and Diehl Roads (the “Subject Property”), on the 

far eastern side of the City, adjacent to the border with the City of Naperville.   The 

Subject Property is currently zoned B-2(s) Business District with a Special Use for a 

Planned Development and is part “Parcel C” of the “Northbridge Subdivision,” approved 

by the City in 2010.  Scientel plans to construct an approximately 10,000 square foot 

office and warehouse facility, construct a 195 foot communications tower, and relocate 

its headquarters to the Subject Property.  In connection with the relocation to Aurora, 

Scientel will be bringing 33 full time equivalent jobs to the City, with an average annual 

salary in excess of $100,000.   Ten (10) additional full-time jobs will be created.  

 

 

II. Description of Proposal:  

 

In conjunction with the development of this Property (which has always been 

vacant and has not been developed since the zoning approvals of 2010), Scientel proposes 

the following: 

 

1. Final platting and improvement of two lots:  one lot being an 

approximately 1.68 acre parcel where Scientel’s facility will be located; 

and, the other lot being an approximately .99 acre fully improved pad 

ready parcel along Eola Road for future commercial development (by 

others). 

 

2. Construction of an access road from Eola Road, and construction of an 

interior road network benefiting the Subject Property and adjacent 

properties. 

 

3. Extension of a sanitary sewer line from Nequa Valley High School to 

serve the Subject Property and other adjacent properties. 

 

4. Construction of an approximately 5,000 square foot office facility with 

adjacent 5,000 square foot warehouse and Network Operations Center. 

 

5. Construction of a 195 foot communications tower that will be located at 

the far eastern side of the Subject Property adjacent to the existing 

Commonwealth Edison transmission facility and high tension wires.  The 

telecommunications tower will have capacity for leased access to 
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telecommunications providers.  The communications tower is integral to 

Scientel’s operations. 

 

6. Construction of detention basins to control stormwater runoff from the 

Subject Property. 

 

 

Scientel’s proposed office use is permitted under the existing B-2(s) zoning.  Scientel 

requests the City: 

 

1. Amend the Preliminary Plat, Preliminary Plan, and Plan Description, 

which will include a minor reconfiguration of the remainder of the lot to 

the north: 

 

2. Issue a Special Use Permit for 5,000 square foot warehouse facility with 

limited outside storage of equipment and vehicles;  

 

3. Issue a Special Use Permit for 195 foot telecommunications tower; and, 

 

4. Approve final plats and plans for the Subject Property. 

 

 

The proposed development by Scientel is the highest and best use for the Subject 

Property, and will generally benefit the City of Aurora in at least the following ways: 

 

a) The public health, safety, morals, comfort or general welfare: The 

proposed development will extend utilities to the Subject Property which 

will allow the orderly development of adjacent properties.  Stormwater 

will be retained onsite, minimizing the effect to downstream properties.  

Access will be provided in accordance with previously approved plans. 

 

b) The use and enjoyment of other property already established or permitted 

in the general area:  The proposed development is generally consistent 

with the previously approved Planned Development and the uses in the 

area.  The surrounding area is office, warehouse, and light industrial.  

Surrounding properties are generally as follows: 

 

North:  Light Industrial/Service Business (e.g., landscaping, heavy 

equipment rental, and tow yard). 

 

South:  Manufacturing/Light Industrial (Aurora Air Products) 

 

East: Light Industrial/Utilities (Com Ed facility, electrical transformers, 

and high tension wires) 

 

West: Office/Warehouse(Cyrus One Data Center and vacant land) 
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c)  Property values within the neighborhood.  Adjacent and nearby property 

values will not be negatively affected, as the proposed development is consistent 

with the with the character and trend in the general area.  In fact, the extension 

utilities and the construction of an internal road network will increase the value of 

the other properties in the Northbridge Subdivision. 

 

d)  The normal and orderly development and improvement of surrounding 

property for uses established or permitted within their respective existing zoning 

districts:  The proposed development is the natural progression of the City’s 

previous efforts of 10 years ago to encourage development of this area.  The 

general area is office, commercial and light industrial by nature, and part of the 

City’s I-88 “high-tech” corridor.  

 

e)  Utilities, access roads, drainage and/or other necessary facilities:  Water, 

electric and natural gas are already at, or near, the Subject Property.  Scientel will 

be extending a sanitary sewer approximately 1,500 feet from Nequa Valley High 

School, which extension has previously been planned.  Neighboring property 

owners have committed, by virtue of various annexation agreements and the 2006 

Planned Development approval, to provide the necessary easements for the 

extension of all utilities (including sanitary sewer) and access and the internal 

road structure.  The extension of these utilities will render the adjacent properties 

more readily buildable, and will increase their value. 

 

f)  Ingress and egress as it relates to traffic congestion in the public streets:  

Ingress and egress will be by virtue of the already approved access point off of 

Eola Road.  The development will provide for a future internal road network 

which will eventually connect to the north to Diehl Road as previously planned 

when the northerly portion of development is improved.   

 

g)  The applicable regulations of the zoning district in which the subject 

property is proposed to be or is located:  The proposed development is generally 

consistent with the previously approved Planned Development.  The special uses 

requested (communications tower and warehouse/outside storage) are consistent 

with the existing uses in the area and particularly the neighboring uses.  For 

instance, the properties to the north and east all have warehouse and outside 

storage uses.  The proposed communications towers will be located at the far east 

side of the Subject Property, and will be less conspicuous than the existing Com 

Ed high tension wires. 

 

III. Requested Variances, Modifications or Exceptions from the City’s Codes and 

Ordinances.  

1. Setback of Telecommunications Tower:  Scientel requests that the setback 
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for the proposed telecommunications tower be: (i) less than seventy five 

percent (75%) of the height of the tower; and, (ii) less than 2,500 feet from 

existing towers.  (City Code, Article III, Sections 19-67(o)(1)(b)) and 19-

67(p)(2)(c).  The bases for this request is: 

 

a. The nature of the Subject Property and Scientel’s proposed facility is 

such that the tower needs to be maintained at the far eastern side of the 

property; 

 

b. Constructing the tower at the far east side of the Subject Property will 

make it less visible; and, 

 

c. The telecommunication tower will be more apt to “blend in” with the 

existing Com Ed facility and high voltage transmission lines. 

 

 

 







LEGAL DESCRIPTION 

 

LOT 6 (EXCEPT THAT PART CONVEYED TO THE COUNTY OF DUPAGE BY 

DOCUMENT NUMBER R1993-191752 AND DOCUMENT NUMBER R2004-318740) 

IN DIEHL INDUSTRIAL PARK ASSESSMENT PLAT NO. 2, OF PART OF THE 

WEST 739 FEET OF TRACT 2 IN ASSESSMENT PLAT OF CULVER FARM AND 

THE HARRIS FARM OF PART OF SECTIONS 5, 6, 7 AND 8, TOWNSHIP 38 

NORTH, RANGE 9, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING 

TO THE PLAT THEREOF RECORDED AUGUST 19, 1964 AS DOCUMENT R64-

30327, IN DUPAGE COUNTY, ILLINOIS. 




