


DRAFT 
MEETING MINUTES 

PLAN COMMISSION/ZONING BOARD OF APPEALS 
March 1, 2022 7:00 P.M. 

1. Call to Order, Roll Call and Establishment of a Quorum
Chairperson Laimins called the meeting to order at 7:00 p.m.  Roll call found Chairperson Laimins, 
Commissioners Banasiak, Frantzen, Henkin, and Kasprak present. Commissioners Hale and 
Billingsley and ex-officio member Slattery were excused. With five members present, a quorum 
was established.   

Staff in attendance included City Planner John Sterrett and Director Tom Dabareiner. 

2. Chairman’s Comments – None

3. Public Comment - None

4. Approval of the Draft Minutes of the February 15, 2022 Plan Commission Meeting
Commissioner Frantzen made a motion, seconded by Commissioner Kasprak, to approve the 
February 15, 2022 Plan Commission meeting minutes as presented. With a voice vote of all “ayes” 
the motion carried and the draft minutes of the February 15, 2022 Plan Commission meeting were 
approved.   

5. Public Hearing of Case PC 21-22 – Special Use Permit for Stotan Industrial LLC – 348
Charles Court 
Commissioner Banasiak made a motion, seconded by Commissioner Henkin, to enter into the 
public hearing.  With a voice vote of all “ayes” the motion carried and the Plan Commission entered 
into the public hearing.  

Mr. Sterrett was duly sworn in. Mr. Sterrett stated that this is a request from Stotan Industrial LLC, 
for a special use permit to allow ancillary truck/trailer parking, considered outside storage, ancillary 
to the proposed permitted principal use of a 258,720 square foot cross-docked spec 
warehouse/distribution center at 348 Charles Court. The property is 16.68 acres, currently vacant, 
located in the Manufacturing District north of Washington Street, a quarter mile east of the 
Roosevelt Road/Washington Street Intersection.   

The truck/trailer parking will be located in the rear of the building near the wet property line, with 
45 truck/trailer parking stalls proposed. The parking area will be paved with a hard surface and 
located in a manner to not obstruct parking or fire lanes. Evergreen landscaping is proposed along 
the south property line to screen the truck parking from view of Washington Street. The building 
will act as a screen for traffic along Charles Court. Existing and proposed trees along the west 
property line will screen the property from the rear.  
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This type of proposed parking is a common ancillary use for warehousing and distribution. Staff 
recommends that the Plan Commission pass a motion recommending approval of the special use 
permit and has prepared draft findings of fact for the Plan Commission to consider and adopt with 
their recommendation. 

Bobby Patterson from Stotan Industrial LLC was duly sworn in and provided a brief background on 
the project. There were no comments from the public.  

With no further testimony presented and all members of the public given the opportunity to review 
and comment on the petition, Commissioner Frantzen made a motion, seconded by Commissioner 
Kasprak, to close the public hearing.  With a voice vote of all “ayes”, the motion carried and the 
public hearing was closed.  

6. Review and Recommendation of Case PC 21-12 – Special Use Permit for Stotan Industrial
LLC – 348 Charles Court 
The Plan Commission deliberated the proposal for Case PC 21-12. Commissioner Banasiak made a 
motion, seconded by Commissioner Henkin, to recommend approval of the Special Use Permit 
request for Stotan Industrial LLC for outside storage ancillary to a permitted principal use at 348 
Charles Court with the conditions that: 

1. The site shall be developed in substantial compliance with the following plans:
a. Site Plan, consisting of one sheet (Sheet A1.0) prepared by Harris Architects, with a final

revision date of February 11, 2022, attached as Exhibit “D”.
b. Landscape Plan, consisting of one sheet (Sheet L1.0) prepared by Wingren Landscape, dated

November 29, 2021 with a final revision date of January 12, 2022, attached as Exhibit “E”.
c. Building Elevations, consisting of one sheet (Sheet A2.0) prepare by Harris Architects, Inc.

with a final revision date of February 11, 2022, attached as Exhibit “F”.
2. Outside storage shall be for trucks and trailers only and shall not include any equipment,

machinery, or materials.
3. All truck and trailer parking shall be confined within the designated truck parking stalls as

shown on the Site Plan, attached as Exhibit “D”.

And that the following Findings of Fact be incorporated into this recommendation: 

(1) Is necessary for the public convenience at that location or, the case of existing nonconforming 
uses, a special use permit will make the use more compatible with its surroundings: 

The proposed warehouse/distribution facility with ancillary outside truck/trailer parking is 
best suited for an industrial area such as the subject property.  The subject property is 
located within one of the City’s approved industrial parks with industrial uses surrounding 
it. The property to the west will be affected the most by the proposed special use and 
contains a much more intense use – an asphalt paving plant. The proposed use of 
warehousing/distribution with ancillary truck/trailer parking will be consistent with the 
uses on surrounding properties and will complement the Washington Street industrial 
corridor.   
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(2) Is so designed, located and proposed to be operated that the public health, safety and welfare will 
be protected: 

The proposed use of the subject property will not adversely impact the public health, safety 
and welfare of the community. It is consistent with the surrounding properties and will be 
designed to enhance the aesthetics of the North Industrial Park. The property will be 
developed in conformance with all City Codes and Ordinances including the Zoning Code, 
the DuPage County Stormwater Ordinance, and all applicable utility codes.  

(3) Will not cause substantial injury to the value of other property in the neighborhood in which it is 
located:  

The proposed ancillary truck/trailer parking will not cause substantial injury to the value of 
other property in the area in which it is located. The proposed use will be compatible with 
the other properties in the industrial area. The ancillary use of truck/trailer parking is a 
common function of a warehouse/distribution facility and will be consistent with other 
similar uses.  

(4) The proposed special use is designated by this code as a listed special use in the zoning district in 
which the property in question is located: 

The proposed use of outside storage for ancillary truck/trailer parking to the permitted use 
of warehouse/distribution is a special use per Section 11.4-2(T) of the Zoning Code.   

A roll call vote found Commissioners Banasiak, Henkin, Frantzen, and Kasprak, and Chairperson 
Laimins voting “aye” with no one voting “no”. With a roll call vote of five (5) “ayes” and zero (0) 
“noes” the motion carried.  

7. Public Hearing of Case PC 22-05 – Amendment to the Comprehensive Plan and Future
Land Use Map 
Commissioner Kasprak made a motion, seconded by Commissioner Frantzen, to enter into the 
public hearing.  With a voice vote of all “ayes” the motion carried and the Plan Commission entered 
into the public hearing.  

Mr. Sterrett was duly sworn in. Mr. Sterrett stated that minor corrections need to be made in the 
Future Land Use map following the recent City Council approval. An amendment is required to 
make these corrections rather than staff being able to make the corrections administratively. 

Attorney John Foran was duly sworn in and thanked staff for making changes that affected his 
client’s property. The Commission briefly discussed the changes including keeping track of the 
changes moving forward.  

With no further testimony presented and all members of the public given the opportunity to review 
and comment on the amendment, Commissioner Kasprak made a motion, seconded by 
Commissioner Frantzen, to close the public hearing. With a voice vote of all “ayes”, the motion 
carried and the public hearing was closed.  
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8. Review and Recommendation of Case PC 22-05 – Amendment to the Comprehensive Plan
and Future Land Use Map 
The Commission deliberated the proposed amendment. Commissioner Frantzen made a motion, 
seconded by Commissioner Henkin, to recommend approval of the proposed amendment to the 
Comprehensive Plan. A roll call vote found Commissioners Frantzen, Henkin, Banasiak, and 
Kasprak, and Chairperson Laimins voting “aye” with no one voting “no”. With a roll call vote of 
five (5) “ayes” and zero (0) “noes” the motion carried.  

9. Other Business
Mr. Sterrett stated the 2022 Official Zoning Map needs to be adopted, per State statutes. 
Commissioner Kasprak made a motion, seconded by Commissioner Frantzen, to recommend 
approval of the 2022 Official Zoning Map. A roll call vote found Commissioners Kasprak, 
Frantzen, Banasiak, Henkin, and Chairperson Laimins voting “aye” with no one voting “no”. With a 
roll call vote of five (5) “ayes” and zero (0) “noes” the motion carried. 

Mr. Dabareiner provided information to the Commission on the importance of weighing findings of 
fact when reviewing petitions.  

10. Adjournment
Commissioner Frantzen made a motion, seconded by Commissioner Banasiak to adjourn the 
meeting. With a voice vote of all “ayes”, the motion carried and the Plan Commission, at 7:39 p.m., 
adjourned.  

Respectfully Submitted, 
John Sterrett, City Planner 
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MEMORANDUM 
TO: Plan Commission/Zoning Board of Appeals  
FROM: John Sterrett, City Planner  
DATE:  March 10, 2022 
RE: Case PC 21-12 - The Preserve at West Branch – Pulte Home Company, LLC  

The public hearing for Case PC 21-12 – The Preserve at West Branch, proposed by Pulte Home 
Company, LLC, resumed on February 1, 2022. At the hearing, all written public comments received 
before the hearing were read aloud and all members of the public were given an additional opportunity 
to speak. At the conclusion of the public commentary, the Plan Commission began to ask questions of 
both the petitioner and staff. Due to time constraints, the hearing was continued to February 15, 2022. 
At the February 15, 2022 Plan Commission meeting, the Commission continued the hearing to March 
15, 2022 at the request of Pulte to make revisions to their plans. 

Revisions to the plans have been reviewed and found to have eliminated the concerns previously raised 
by staff and therefore staff’s recommendation is for approval of the proposed development. Pulte has 
eliminated the variation request to increase the maximum lot coverage from 40% to 49% for 55 lots and 
the variation request to reduce the interior side yard setback from 10% of the lot width to a flat 7.5 feet 
for 29 corner lots. The proposed park site has been increased to 5.08 acres, after having been previously 
reduced from 5.07 acres to 4.94 acres. Outlots F and K, which staff had raised concerns with given their 
small size, have been eliminated completely. Public Works comments related to the proposed utilities 
have been addressed and found to be acceptable. Staff has revised the original staff report and findings of 
fact from the December 16, 2021 meeting to reflect these changes. The revised staff report, findings of 
fact, and plans are attached.  

At the March 15, 2022 Plan Commission meeting, the Commission must vote to reopen the public 
hearing. The public hearing will start with the Chair reading into the record any written comments 
received since the February 1st meeting. The Chair will then ask if any member of the Plan Commission 
has questions of the petitioner or staff. At the conclusion of Plan Commission questions, the petitioner 
will be afforded the opportunity to provide closing remarks. Once these tasks have been performed, the 
Commission must vote to close the public hearing. No additional testimony will be accepted, and no 
further questions, other than of procedure will be allowed. The Plan Commission will deliberate on the 
petitioner’s application, and vote on a recommendation to the City’s Development Committee.  

Should you have any questions, please feel free to contact John Sterrett, City Planner, at 630-293-2200, 
extension 158, or by email at jsterrett@westchicago.org.  

### 

DEPARTMENT OF. 

COMMUNITY  DEVELOPMENT 
 TOM DABAREINER, AICP 

DIRECTOR 
(630) 293-2200 

FAX (630) 293-1257 
www.westchicago.org 
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City of West Chicago 
Community Development Department 

Report for the Plan Commission/Zoning Board of Appeals 
March 15, 2022 

Case: PC 21-12 
Petitioner: Pulte Home Company, LLC 

Owner: St. Andrew’s Golf and Country Club, Inc. 
Location: South side of Smith Road, between Klein Road and Illinois Route 59 
Zoning: R-3 Single-Family Residence District 
Existing Use: Farmland 
Comp Plan: Single-Family Residential 
Requests: A Preliminary Planned Unit Development (PUD), in accordance with Article XV of the 

Zoning Code, and a Preliminary Plat of Subdivision, in accordance with Article XI of the 
Subdivision Regulations Code, with deviation requests from the Subdivision Regulations 
Code. 

Summary: The proposed development of the site as a single-family detached residential subdivision 
is consistent with the Future Land Use map within the Comprehensive Plan, which calls 
for single-family residential. Furthermore, the requirements contained within the 
previously approved Annexation Agreement for the property have been satisfied.   

The petitioner has revised its original proposal for development of the site in 
response to staff concerns relative to requests for variation from the zoning code.  
The proposal as revised does not require any variations to side yard setback or 
increases to maximum lot coverage as previously requested. 

Recommendation: Staff recommends the Plan Commission pass a motion recommending 
APPROVAL of the revised proposed Preliminary PUD, and Preliminary Plat of 
Subdivision with deviations from the Subdivision Regulations Code.  

Public Notice.  
All public notice requirements were completed including a notice of public hearing published in the 
Daily Herald on Monday, November 24, 2021, notification to all property owners within 250 feet of the 
subject property, and placement of hearing signs on the property visible from Smith Road and Klein 
Road. The public hearing was opened on December 15, 2021, and was continued on January 4, 2022, 
February 1, 2022, and February 15, 2022.   

Adjacent Property Zoning and Land Use Information 
Location Adjacent Zoning Adjacent Land Use 2006 Comprehensive Plan 
North R-2 Single-Family Res. 

(Uninc.)  
Single-Family Res. 
(Mallard Meadows and 
Smythe Settlement)  

Unincorporated 

South R-2 Single Family Res. 
R-3 Single Family Res.  

Single-Family Res. 
(Meadowwood); 
St. Andrew’s Golf Club 

Single-Family Residential; 
Regional Open Space  

East R-2 Single Family Res. 
(Uninc.); 
R-3 Single-Family Res. 

Single-Family Res. 
(St. Andrew’s Trace); 
DuPage Co. Forest 

Single-Family Residential  
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Preserve  
West R-2 Single-Family Res. 

(Uninc.) 
Single-Family Res. 
(St. Andrew’s Estates and 
St. Andrew’s Hills) 

Single-Family Residential 

Existing Conditions.  
The subject property contains 111.90 acres of vacant farmland located on the south side of Smith Road 
between Illinois Route 59 and Klein Road, immediately north of the St. Andrew’s Golf Course, located 
in the R-3 Single-Family Residence District.  

Proposal.  
The petitioner is proposing a phased single-family detached residential development with 266 homes. 
The development will have two entrances with an entrance off Smith Road and Klein Road. The 
development will contain a 5.08-acre park site, four stormwater management facilities. The petitioner is 
proposing three different styles of homes within the development, each with various elevations.  

Annexation Agreement  
The City Council approved an amended Annexation Agreement for the property in 2008 with St. 
Andrew’s Golf and Country Club, Inc. (“Agreement”). The Agreement requires a residential PUD be 
sought for future development of the property. Further, the Agreement requires that future lots 
immediately adjoining existing residential be no less than 12,000 square feet with a maximum height of 
no more than 36 feet. In exchange for this requirement, a density credit is provided to the remaining 
portion of the property to offset the loss of lots. Several public comments made during the hearing on 
December 15, 2021 and February 1, 2022 claim that there is an obligation by the annexation agreement 
that  an 18-hole golf course be constructed within the proposed development. This, however, is false and 
the Commission should disregard this repeated comment since no requirement for such a golf course 
exists in the Agreement. 

Density. 
The proposed development meets the density requirements of the R-3 Single-Family Residence District. 
The proposal contains 266 lots, or 2.39 dwelling units per acre. If not for the requirement to provide 
12,000 square foot lots immediately adjoining existing residential, the current layout would allow 270-
9,000 square foot lots, including 48 lots immediately adjoining existing residential. Instead, a maximum 
of 36 lots are permitted immediately adjoining existing residential, resulting in a loss of 12 lots. As 
previously mentioned, these 12 lots may be incorporated into the balance of the property through the 
density credit provided in the Agreement. As a result of the requirement to provide 12,000 square foot 
lots immediately adjoining existing residential, the petitioner is granted a density credit to offset the loss 
of lots. The density credit in the Agreement allows the 12 lost lots to be incorporated into the balance of 
the development. This results in 143 lots containing an area less than the minimum required 9,000 
square feet.  

Subdivision Deviations.  
The petitioner is requesting two deviations from the Subdivision Regulations Code, including: 
• Reduction of the minimum utility easement width from 20 feet to 10 feet; and
• Reduction of the minimum centerline radius from 250 feet to 90 feet in two areas.
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Staff is comfortable with the deviation request for the reduction in easement width because no easement 
less than 20 feet will contain both sanitary and water main, which requires a 10-foot separation between 
them. The petitioner has indicated, and staff concurs, that the topography of the site in certain areas 
creates difficulty to comply with the minimum centerline radius and staff has no objection to this request 
provided that parking is prohibited, with signage, at these turns.  

Park Site. 
A 5.08-acre park site is proposed near the center of the development. The park site will be dedicated to, 
and maintained by, the West Chicago Park District. The Subdivision Regulations Code requires a 10-
acre park site per 1,000 population, which in this case would require a park of not less than 8.94 acres. 
The West Chicago Park District, however, has accepted the proposed size with a fee-in-lieu of the 
additional 3.86 acres of required park site. Staff has no objections to this arrangement.   

Traffic Impact. 
The petitioner is proposing full access off Smith Road across from Trinity Lane, the entrance to the 
Smyth Settlement development, and full access off Klein Road north of the Meadowwood development. 
The petitioner’s Traffic Impact Study, prepared by KLOA, indicates that auxiliary turn lanes will not be 
necessary for either entrance on Smith Road or Klein Road. The study suggests the 30 mph speed limit 
zone on Klein Road be extended further south approximately 2,000 feet to provide adequate stopping 
sight distance to the north and south of the proposed access. Please see the attached summary of the 
study’s findings.  

Natural Features. 
No floodplain or wetlands are present on the subject property. The Land Use Opinion of the site 
prepared by the Kane-DuPage Soil and Water Conservation District indicates that the site is within a low 
level protection category for farmland. The Illinois Department of Natural Resources (IDNR) has 
indicated the Yellow-Headed Blackbird is a protected resource within the vicinity of the property. IDNR 
has determined, however, adverse effects from the proposed development are unlikely.  

Architectural Elevations 
The petitioner is proposing three (3) different styles of homes, each with multiple elevation options. The 
petitioner has provided a total of 66 different elevations containing brick veneer with siding. Information 
was submitted indicating that the housing will be varied throughout the development.  

Utilities and Stormwater. 
Due to the topography of the site, a lift station will be required for the sanitary utilities. The lift station 
and all sanitary sewer within the development will be owned and maintained by the Homeowners’ 
Association and will not be maintained by the City. The City’s Public Works Department has no 
additional comments on the utility design. The submitted engineering plans and Stormwater 
Management report demonstrate that proposed stormwater design complies with the DuPage County 
Stormwater Ordinance.  

Planned Unit Development Findings of Fact 
As stated under Section 15.8 of the Zoning Code, the Zoning Board of Appeals shall set forth to the City 
Council the reason for the recommendation, and said recommendation shall set forth with particularity 
in what respects the proposal would be in the public interest, including, but not limited to, findings of 
fact on the following: 
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(A)  In what respects the proposed plan is consistent with the comprehensive plan and the stated 
purpose and intent of the planned unit development regulations.  
The proposed plan for a single-family detached residential development with a density of 2.39 
dwelling units per acre is consistent with the City’s Comprehensive Plan which indicates this area as 
single-family residential. Furthermore, the Annexation Agreement contemplates the development of 
the property as single-family residential within the R-3 District. Staff is of the opinion the petitioner 
has satisfied this finding.    

(B) The extent to which the proposed plan meets the requirements and standards of the planned 
unit development regulations.  
The property is subject to an Annexation Agreement which requires that all lots adjacent to existing 
residential contain an area of at least 12,000 square feet and will have a height of no more than 36 
feet. The petitioner has demonstrated that both of these requirements are satisfied. Furthermore, the 
property is subject to a density credit to offset the loss of lots resulting from the 12,000 square foot 
requirement. The petitioner is providing no more lots on the property than what would be allowed if 
not for the 12,000 square foot lot requirement. No variations from the Zoning Code are necessary for 
the proposal. Staff is of the opinion the petitioner has satisfied this finding.  

(C) The extent to which the proposed plan departs from the zoning and subdivision regulations 
otherwise applicable to the subject property including, but not limited to, the density, 
dimension, area, bulk and use and the reasons why such departures are deemed to be in the 
public interest.  
The property is part of a previously approved Annexation Agreement which requires any lots 
immediately adjoining existing residential to be at least 12,000 square feet in area. This requirement 
creates the loss of 12 lots that could be created if not for this 12,000 square foot requirement. The 
Annexation Agreement allows for a density credit so that the 12 lots that are lost due to the requirement 
may be incorporated within the balance of the development. The lots in the balance of the property are 
reduced in size to include these 12 lots. The topography of the site in certain areas creates difficulty to 
comply with the minimum centerline radius of 250 feet. The reduced minimum centerline radii in two 
areas of the development are acceptable provided that parking is prohibited, with signage, at these turns. 
The deviation request for the reduction in easement width will not have a detrimental impact on the 
subject property nor the surrounding areas because no easement less than 20 feet will contain both 
sanitary and water main, which requires a 10-foot separation between them. 
Staff is of the opinion the petitioner has satisfied this finding.  

(D) The method by which the proposed plan makes adequate provision for public services, 
provides adequate control over vehicular traffic, provides for and protects designated common 
open space and furthers the amenities of light and air, recreation and visual enjoyment.  
The proposed plan will provide a 5.08 acre park site, constructed by the petitioner, to be owned and 
maintained by the West Chicago Park District for enjoyment by residents. The petitioner is also 
providing the required 12,000 square foot lots on the perimeter of the site adjacent to existing 
residential areas. Furthermore, the maximum heights of homes adjacent to existing residential areas, 
per the Annexation Agreement, will not exceed 36 feet. The petitioner has provided a traffic study, 
reviewed by the City’s traffic engineer consultant, demonstrating that the additional traffic generated 
by the development will not have a significant impact on the surrounding roadways or intersections. 
The petitioner’s stormwater management report and plans, reviewed by the City’s engineering staff, 
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indicate compliance with the DuPage County Stormwater Ordinance. Staff is of the opinion the 
petitioner has satisfied this finding. 

(E) The relationship and compatibility of the proposed plan to the adjacent properties and 
neighborhood.  
The proposal of single-family detached residential is consistent with the surrounding properties, which 
are also single-family detached residential. The proposal includes all lots immediately adjoining 
existing residential to be at least 12,000 square feet, which is consistent with the minimum lot size of 
the R-2 district adjacent to the property. Staff is of the opinion the petitioner has satisfied this finding. 

(F) The desirability of the proposed plan as regards physical development, tax base and 
economic well-being of the city. 
When the property was annexed to the City it was anticipated that the property would be developed as 
an R-3 single-family detached residential development. The proposed use of the property as a 
residential development is consistent with the previously approved Agreement. The property, as a 
single-family residential development, will support the tax base of the City and improve the economic 
well-being of the City. Staff is of the opinion the petitioner has satisfied this finding.  

Exhibits.  
Exhibit A – Location Map 
Exhibit B – Zoning Map 
Exhibit C – Aerial Photo 
Exhibit D – ALTA Survey  
Exhibit E – Preliminary Plat of Subdivision 
Exhibit F – Preliminary Engineering 

Exhibit G – Preliminary Landscape Plan  
Exhibit H – Housing Layout Plans 
Exhibit I – Traffic Study Conclusions 
Exhibit J – Land Use Opinion Summary  
Exhibit K – IDNR Consultation Termination 
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]ẐV_TIRT̀ âRbZ
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Discussion and Recommendations 

The following is an evaluation of the analyzed intersections based on the projected traffic volumes 
and the capacity analyses performed.  

Il 59/Smith Road 

• The signalized intersection is operating at an overall acceptable level of service and will
continue to do so under future conditions, which includes the residential development
traffic.

• While the eastbound and westbound approaches operate at Level of Service (LOS) E and
F during the peak hours, this is not due to a capacity deficiency but rather due to the long
cycle length (140 seconds) and the long time the eastbound and westbound approaches
need to wait for the green phase, given that the majority of the green time is allocated to IL
59.

• No roadway or traffic control improvements are recommended in conjunction with the
proposed development.

Army Trail Road/Petersdorf Road 

• This traffic signal is a standalone signal and is not interconnected with a traffic signal
system.

• The signalized intersection is operating at an overall acceptable level of service and will
continue to do so under future conditions, which includes the residential development
traffic.

• No roadway or traffic control improvements are recommended in conjunction with the
proposed development.

Smith Road/Waterford Lane, Smith Road/Petersdorf Road, Smith Road/Klein Road 

• Based on the results of the capacity analyses, all of these intersections are operating at
acceptable levels of service and will continue to do so under future conditions, which
includes the residential development traffic.

• No roadway or traffic control improvements are recommended in conjunction with the
proposed development.
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Army Trail Road/Smith Road 

• Inspection of the capacity analyses indicate that the westbound left-turn lane operates at
LOS A during both peak hours and will operate at LOS B under future conditions.

• Furthermore, the northbound approach will continue operating at acceptable levels of
service.

• No roadway or traffic control improvements are recommended in conjunction with the
proposed development.

North Avenue/Klein Road 

• Based on the results of the capacity analyses, the southbound approach currently operates
at LOS D and E during the morning and evening peak hours, respectively.

• Under Year 2030 no build conditions, the southbound approach the southbound approach
will operate at a LOS E and F during the morning and evening peak hours, respectively.

• Under future conditions, the southbound approach will operate at LOS F during both peak
hours. This is normal and expected when a minor road intersects a major arterial like North
Avenue.

• It is important to note that site traffic destined eastbound on North Avenue can travel
eastbound on St. Charles Road, south on Prince Crossing Road, and make a left-turn
movement at the signalized intersection of North Avenue with Prince Crossing Road.

• Similarly, the eastbound left-turn movement is projected to operate at LOS E and F during
the weekday morning and evening peak hours, respectively. However, it is important to
note that the traffic signal to the east at the intersection of North Avenue with Prince
Crossing Road creates gaps in the through traffic stream that will allow left-turning
vehicles to operate more efficiently than what the capacity analyses show.

• No roadway or traffic control improvements are recommended in conjunction with the
proposed development.
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Smith Road/Trinity Lane/Proposed Access Road 

• Based on the results of the capacity analyses, this intersection is currently operating at
acceptable levels of service.

• Under future conditions and with the addition of the access road as the fourth leg of this
intersection, the intersection will continue operating at acceptable levels of service.

• The access road, as previously indicated, will provide one inbound lane and two outbound
lanes under stop sign control striped for an exclusive left-turn lane and an exclusive right-
turn lane.

• Based on a review of the projected traffic volumes and the warrants for the provision of
auxiliary turn lanes found in IDOT’s Bureau of Design and Environment (BDE) Manual,
no exclusive turn lanes on Smith Road at its intersection with Trinity Lane/proposed access
road will be warranted. (See Appendix)

• A sight distance study was conducted to determine the available sight distance at the
proposed access drive (Exhibit A in the Appendix) and based on the study, there is adequate
sight distance to meet the required stopping sight distance for a 30 mph speed limit.

• No roadway or traffic control improvements are recommended in conjunction with the
proposed development.

Klein Road/Proposed Access Road 

• Based on the results of the capacity analyses, this intersection will operate at acceptable
levels of service.

• Based on the projected traffic volumes, the access road will provide one inbound lane and
one outbound lane under stop sign control.

• Based on a review of the projected traffic volumes and the warrants for the provision of
auxiliary turn lanes found in IDOT’s Bureau of Design and Environment (BDE) Manual,
no exclusive turn lanes on Klein Road at its intersection with the proposed access road will
be warranted. (See Appendix)

• A sight distance study was conducted to determine the available sight distance at the
proposed access drive (Exhibit B in the Appendix) and based on the study (using the posted
speed limit of 40 mph), there is not adequate sight distance to the north to allow outbound
traffic or the inbound left-turn movement to see incoming vehicles and provide them with
adequate distance to come to a stop if needed.

• Klein Road has a posted speed limit of 30 mph from Smith Road for approximately 2,700
feet south where the speed increases to 40 mph and continues to be 40 mph to North
Avenue.
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• Based on a field visit, it was determined that the speed limit of 30 mph is appropriate for
this segment given the numerous private driveways off Klein Road (approximately 10) and
given that three local roads serving various subdivisions intersect Klein Road.

• It is recommended that the 30 mph speed limit be extended south of its current terminus
by approximately another 2,000 feet to be consistent with the northern segment.

• When a sight distance study (Exhibit C in the Appendix) is prepared assuming a posted
speed limit of 30 mph, adequate stopping sight distance is available to the north and to the
south.

• No additional improvements are recommended in conjunction with the proposed
development.
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Conclusion 

The proposed The Preserve at West Branch residential development is proposed to be located on 
the south side of Smith Road between IL 59 and Klein Road. The plans for the 111-acre site call 
for a residential subdivision with 269 single-family homes. Access to the subject site is proposed 
from a full access roadway off Smith Road opposite Trinity Lane and a full access roadway off 
Klein Road.  

Based on the preceding analyses and recommendations, the following conclusions have been 
made: 

• The proposed residential development-generated traffic will be consistent and compatible
with traffic patterns and volumes in the area.

• The two access roads that will serve the proposed development will help disperse the
development-generated traffic onto the surrounding roadway network and provide
alternatives for the site traffic to enter and exit the development.

• All of the studied intersections are operating at overall acceptable levels of service and will
continue operating at acceptable levels of service under future conditions.

• No auxiliary turn lanes will be necessary on Smith Road or Klein Road to accommodate
future traffic volumes.

• There is adequate stopping sight distance to the east and west on Smith Road at its
intersection with Trinity Lane/proposed access road.

• In order for the proposed access road off Klein Road to be accommodated, the 30 mph
speed limit zone north of the site should be extended for approximately 2,000 feet south.

• By reducing the posted speed limit to 30 mph, adequate stopping sight distance to the north
and south will be provided.

• The daily traffic counts conducted on the adjacent roadways along with the applicable
roadway classifications is consistent with industry standards.

• Under future conditions, Smith Road and Klein Road will continue to function and operate
as neighborhood collector streets.

• Traffic calming measures such as radar speed signs mounted below the posted speed limit
should be considered on Smith Road and Klein Road.
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EXECUTIVE SUMMARY 
APPLICATION 21-066 

August 30, 2021 

Petitioner: Pulte Home Company, LLC, 1900 E Golf Rd, Suite 300, Schaumburg, IL 60173 
Contact Person: Irving Gama, 312-973-2996 
Unit of Government Responsible for Permits: City of West Chicago 
Acreage: 110.21 
Area of Disturbance (acreage): 110.21 
Location of Parcel: Section 22, Township 39N, Range 9E 
Property Address/PIN#: West of Route 59 on the south side of Smith Road in Wayne Township 
Existing Land Use: Agriculture 
Proposed Land Use: Single-family residential development 

NATURAL RESOURCE CONCERNS 
Land Cover in the Early 1800’s: This site is in an area previously identified as cultural and prairie. (See page 5 for 
more information.) 
Wetlands: The National Wetland Inventory map and the DuPage County Wetland Map do not identify wetland areas 
on this site. If there are any indications of unidentified wetlands on this site, noticed during the proposed land use 
change, contact the appropriate county and federal wetland regulatory agencies (page 25). 
Floodplain: There are no floodplain areas identified on this site. (See page 8.) 
Streams: There are no streams on this site. (See page 9.)  
Aquifer Sensitivity: This site is classified as having a high potential for aquifer contamination. (See page 10.) 
Topography and Overland Flow: Please refer to page 11 for information regarding site topography and drainage. The 
high point of this property is in the southwestern portion of the site at an elevation of approximately 814 feet above 
sea level. The property generally drains to the northeast via overland flow. The lowest elevation on the property is 
approximately 768 feet above sea level. 
Stormwater Management: This site may or may not need a Stormwater Pollution Prevention Plan (SWPPP). Contact 
the KDSWCD for questions or assistance in developing a SWPPP. See page 12 for information regarding stormwater 
management. 
Soil Erosion: Many construction sites are required to develop and follow a Stormwater Pollution Prevention Plan 
(SWPPP) in order to be in compliance with local, state, and federal laws regarding soil erosion and stormwater 
management. Contact the KDSWCD for questions or assistance in developing a SWPPP. (See page 12).  
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EXECUTIVE SUMMARY 
APPLICATION 21-066 

August 30, 2021 

Highly Erodible Land: There are potentially highly erodible soils identified on this site. (See page 13.) 

Regulations: Please note that additional permits are required for any development impacting wetlands, streams, or 
floodplain areas. Please see page 25 for regulation information. 
Soil Interpretations: Soils at this site may contain limitations for the proposed use. See page 14 and attached Soils 
Tables on page 16. All information is from the Soil Survey of DuPage County, Illinois. The limiting factors for this site are: 
seasonal high-water table, shrink-swell, low strength, ponding, frost action. 

Hydric Soils: There are hydric soils and soils with hydric inclusions identified on this site. (See page 23.) 
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Page 47 of 51



LAND USE OPINION 21-066 

30 

EXECUTIVE SUMMARY 
APPLICATION 21-066 

August 30, 2021 

Prime Farmland: Prime and Important Farmland occur on this tract. 

Productivity: This site has a Relative Value of 142 of 300, placing it in the low protection category for farmland. (See 
Page 24 for more information.) 
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LAND USE OPINION 

The most current natural resource data indicates the following concerns for 
this site: Soil Limitations, Aquifer Sensitivity, High-water Table, Soil Erosion 
and Sediment Control, and Stormwater Management. These concerns need 
to be managed, monitored, and/or considered in the planning and 
development of the site for the best possible results and for the least negative 
impact to the environment and natural resources.  
Based on the information in this report, it is the opinion of the Kane-DuPage 
Soil and Water Conservation District Board that this site is somewhat suited 
for the proposed land use change. 
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SITE INSPECTION 

Figure 18: Location of site inspection photos 

A site inspection was conducted by Resource Assistant, Jennifer Shroder on August 5, 2021. The following photos were 
taken during this inspection and reflect the site conditions at that time.
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Photo 1 facing east Photo 2 facing southwest 

Photo3 facing northwest Photo 4 facing north 

Photo 5 facing west Photo 6 facing northeast 

Page 50 of 51



Page 51 of 51 Exhibit "K"


	Exhibit M - LUO Summary.pdf
	APPLICATION 21-066
	August 30, 2021
	NATURAL RESOURCE CONCERNS
	EXECUTIVE SUMMARY
	APPLICATION 21-066
	August 30, 2021
	EXECUTIVE SUMMARY
	APPLICATION 21-066
	August 30, 2021
	A site inspection was conducted by Resource Assistant, Jennifer Shroder on August 5, 2021. The following photos were taken during this inspection and reflect the site conditions at that time.
	Photo 1 facing east      Photo 2 facing southwest
	Photo3 facing northwest     Photo 4 facing north
	Photo 5 facing west      Photo 6 facing northeast





