


DRAFT 
MEETING MINUTES 

PLAN COMMISSION/ZONING BOARD OF APPEALS 
February 1, 2022 7:00 P.M. 
Conducted Through Zoom  

1. Call to Order, Roll Call and Establishment of a Quorum
Chairperson Laimins called the virtual meeting to order at 7:01 p.m.  Roll call found Chairperson 
Laimins, Commissioners Banasiak, Billingsley, Frantzen, Hale, Henkin, and Kasprak present. With 
all members present, a quorum was established.   

Staff in attendance was Community Development Director Tom Dabareiner, City Attorney Mary 
Dickson, City Planner John Sterrett, Civil Engineer Rob Skerke, Utility Superintendent Rocky 
Horvath, and Mary Cave from Thomas Engineering. 

2. Chairman’s Comments – Chairman Laimins stated that in response to a Disaster Declaration
made by the Governor related to public health concerns, an in-person meeting or a meeting 
conducted under the purview of the Open Meetings Act is not practical or prudent with the number 
of people who have expressed interest in this meeting; therefore, remote participation is permitted. 
Chairperson Laimins welcome new Plan Commission member Ken Frantzen.  

3. Public Comment - None

4. Approval of the Draft Minutes of the January 4, 2022 Plan Commission Meeting
Commissioner Kasprak made a motion, seconded by Commissioner Frantzen, to approve the 
January 4, 2022 Plan Commission meeting minutes as presented. Roll call vote found 
Commissioners Kasprak, Frantzen, Banasiak, Billingsley, Henkin, and Hale, and Chairperson 
Laimins voting “aye” with no one voting “no”. With a roll call vote of seven (7) “ayes” and zero (0) 
“noes” the motion carried and the draft minutes of the January 4, 2022 Plan Commission meeting 
were approved.   

5. Public Hearing and Review and Recommendation of Case PC 22-03
Commissioner Hale made a motion, seconded by Commissioner Billingsley, to enter into the public 
hearing.  Roll call vote found Commissioners Hale, Billingsley, Banasiak, Frantzen, Henkin, and 
Kasprak, and Chairperson Laimins voting “aye” with no one voting “no”. With a roll call vote of 
seven (7) “ayes” and zero (0) “noes” the motion carried and the Plan Commission entered into the 
public hearing.  

City Planner John Sterrett was sworn in. Mr. Sterrett stated that this is a proposed Zoning Text 
Amendment to the definition of a “Kennel” found in Section 4.1 of the Zoning Code, to define a 
Kennel as a structure or premises having more than 4 domestic animals over 4 months of age. 
Currently, a kennel is defined as a structure or premises having more than 3 domestic animals over 
four months of age. The reason for this proposed zoning text amendment is because the City is 
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proposing a separate amendment to the Municipal Code to increase the amount of domestic animals 
a household may have from 3 to 4. Staff has had questions and concerns raised from residents that 
this amount is low, compared with other communities, and does not always accommodate people 
with therapy animals such as cats or dogs.  

To avoid a conflict between the number of domestic animals a household is permitted to have and 
the what constitutes a “kennel”, the amendment to the definition of a kennel is proposed. Staff 
recommends that the Plan Commission pass a motion recommending approval of the proposed 
Zoning Text Amendment.  

With no further testimony presented and all members of the public given the opportunity to review 
and comment on the petition, Commissioner Kasprak made a motion, seconded by Commissioner 
Frantzen, to recommend approval of the proposed Zoning Text Amendment. A roll call vote found 
Commissioners Kasprak, Frantzen, Banasiak, Billingsley, Hale, and Henkin, and Chairperson 
Laimins voting “aye” with no one voting “no”. With a roll call vote of seven (7) “ayes” and zero (0) 
“noes” the motion carried and the proposed Zoning Text Amendment was recommended for 
approval.  

Commissioner Frantzen made a motion, seconded by Commissioner Banasiak, to close the public 
hearing.  A roll call vote found Commissioners Frantzen, Banasiak, Billingsley, Hale, Henkin, and 
Kasprak, and Chairperson Laimins voting “aye” with no one voting “no”. With a roll call vote of 
seven (7) “ayes” and zero (0) “noes” the motion carried and the public hearing was closed.  

6. Review and Recommendation of Case PC 22-04
Mr. Sterrett stated that this is a request from Pulte Home Company LLC for approval of a Final Plat 
of Subdivision for the third and final phase of the Trillium Farm residential development, located 
on the northeast side of Purnell Road, south of Gary’s Mill Road, in unincorporated DuPage 
County. Pulte received preliminary plat approval from DuPage County to develop the property as 
an 84-unit single-family residential development in February of 2020. Rather than seek Final Plat 
approval for the entire development, Pulte has phased the project in 3 phases, with the final plats 
for phases 1 and 2 having been approved.  

Because the subject property is unincorporated and within 1.5 miles of West Chicago, the City is 
entitled to review each final plat to ensure it conforms to the Preliminary Plat approval which staff 
acknowledges that it does. Staff therefore recommends the Plan Commission pass a motion 
recommending approval of the Final Plat of Phase 3 of the Trillium Farm development. There are 
no Findings of Fact that must be included with this motion as there are no findings of fact required 
for the review of a Final Plat.  

Commissioner Banasiak made a motion, seconded by Commission Frantzen, to recommend 
approval of the Final Plat of Subdivision for Phase III of the Trillium Farm residential development 
proposed by Pulte Home Company, LLC. A roll call vote found Commissioners Banasiak, 
Frantzen, Billingsley, Hale, Henkin, and Kasprak, and Chairperson Laimins voting “aye” and no 
one voting “no”. With a roll call vote of seven (7) “ayes” and zero (0) “noes” the motion carried 
and the Final Plat of Subdivision for Phase III of the Trillium Farm residential development 
proposed by Pulte Home Company, LLC was recommended for approval.  
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7. Public Hearing and Review and Recommendation of Case PC 21-12 (Continued from
January 4, 2022) 
Commissioner Kasprak made a motion, seconded by Commissioner Henkin, to reopen the public 
hearing. A roll call vote found Commissioners Kasprak, Henkin, Banasiak, Billingsley, Frantzen, 
and Hale, and Chairperson Laimins voting “aye” and no one voting “no”. With a roll call vote of 
seven (7) “ayes” and zero (0) “noes”, the motion carried and the Plan Commission reopened the 
public hearing.   

Mr. Sterrett was sworn in. Mr. Sterrett stated that Since the continued public hearing last month on 
January 4th, Pulte has submitted plans to City staff with revisions from what was presented at the 
December 15th Plan Commission hearing.  

The revisions include a withdrawal of variations and deviations for the front yard setback, rear yard 
setback, corner side yard setback, the minimum roadway surface course and some, though not all, 
lot coverage variations.  

Deviations that have been modified include 
• A variation request to increase the maximum lot coverage from 40% to 49% for 52 of the

proposed lots. 
• A variation request to reduce the minimum interior side yard setback from 10% of the lot

width to a flat 7.5 feet for 29 corner lots. 
• A variation Reducing the minimum lot size from the required 9,000 square feet in the R-3

District for 146 of the lots with lot sizes ranging from 7,293 square feet to 8,628 square feet. 

Staff remains opposed to any variation that increases the maximum allowable lot coverage or 
reduces the minimum required setbacks. As has been staff’s position, no unique features exist on the 
site that prevent compliance with the lot coverage and setback requirements and therefore the 
findings of fact drafted by staff and outlined in the December 15th staff report concerning the lot 
coverage and setback variations remain.   

Furthermore, the size of the park has been reduced from 5.07 acres to 4.94 acres, which staff is not 
supportive of. There are also utility concerns from Public Works, including the Sanitary sewer and 
watermain do not appear to meet the 10-foot horizontal IEPA minimum separation requirements 
south of Road B and a proposed storm sewer outfall as well as the sanitary sewer connection into 
existing sanitary are in conflict with existing City watermain just south of the property.  

Based on the previously mentioned concerns, Staff’s recommendation of denial therefore, has not 
changed from the December 15th Plan Commission hearing.  

Russell Whitaker of Rosanova & Whitaker, attorney for Pulte Home Company, LLC, was sworn in. 
Mr. Whitaker provided a brief overview of the changes made since the last meeting.  

Remaining letters submitted to the City in opposition were read from the following residents: 

Sharon Szeszycki - 3N535 Wild Flower Ln 
Suzanne Slivka – 4N448 Saint James Way  
Diane and Jeremy Quattrochi – 29W221 Old Wayne Court 
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Michael and Tracey Armenakis – 29W371 Old Wayne Court  
Guy R. Martino 
Tom and Anna Pechous 
Marilyn Congine – 2635 Bobwhite Lane 
Lisa Mosillo – 3N150 Valewood Drive 
Attorney Christopher Stull representing the HOA for Meadow Wood subdivision and area residents 
Kevin Stough, DuPage County Forest Preserve District  
Rebecca Krettler 
Melissa & John Skeens  
Annette Musil 
Leonard Gargas and Joanne Gargas – 4N561 Petersdorf Road 
Dan Aguirre – 4N554 Klein Rd 
Terrence Hlavaty – 595 Hickory Lane  
Stan Kujanski 

The following residents were sworn in and provided comments: 

Guy Martino – 29W251 Shagbark Drive 
William Selby – 691 Partridge Drive 
Jeremy Quattrochi – 29W221 Old Wayne Court 
Steve Jursick – 29W275 Smith Road 
Kirt Shore – 3N530 Hickory Knoll Lane 
Patricia Conard – 29 West 244 Oak Knoll Road 
Scott Wallenberg – 29W571 St. Thomas Way 
Cindy Banks – 3 North 462 Hickory Knoll Lane 
s Laura Wyley – 5N060 Pine Court 
Alana Ramundo – 30W115 Whitney Road 
Michael Cisowski –  649 Tanager Lane 
Randall Biang – 2770 Sandpiper Trail 
Ann Mehrman – 2655 Bobwhite Lane 
Alfredo Ramundo – 30W115 Whitney Road 
Brandi Ramundo – 30W115, Whitney Road 
Phil Imbrogno – 3N550 Hickory Hill Lane 

Javier Millan of KLOA was sworn in and answered questions pertaining to the Traffic Impact 
Study. Mary Cave of Thomas Engineering, on behalf of the City of West Chicago was also sworn in 
to answer questions pertaining to the Traffic Impact Study. Rob Skerke, Civil Engineer with the 
City of West Chicago was sworn in to answer questions pertaining to the Stormwater Management 
Report prepared by Pulte.  

At the conclusion of commentary from the public, Chairperson Laimins asked for questions from 
the Plan Commission and the Commission began questioning of the petitioner and staff. Due to time 
constraints, Chairperson suggested that the public hearing be continued to the February 15, 2022 
meeting. Commissioner Billinglsey made a motion, seconded by Commissioner Hale, to continue 
the public hearing to the February 15, 2022 Plan Commission meeting on Zoom at 7:00 p.m.  
A roll call vote found Commissioners Billingsley, Hale, Banasiak, Frantzen, Henkin, and Kasprak, 
and Chairperson Laimins voting “aye” and no one voting “no”. With a roll call vote of seven (7) 
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“aye” and zero (0) “no”, the motion carried and the public hearing was continued to February 15, 
2022. 

6. Adjournment
Commissioner Kasprak made a motion, seconded by Commissioner Henkin to adjourn the meeting. 
A roll call vote found Commissioners Kasprak, Henkin, Banasiak, Billingsley, Frantzen, and Hale, 
and Chairperson Laimins voting “aye” and no one voting “no”. With a roll call vote of seven (7) 
“aye” and zero (0) “no”, the motion carried and the Plan Commission, at 10:10 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:  February 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 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.  

As presented throughout the public hearing, staff recommends that the Plan Commission pass a motion 

recommending denial of the proposal. Staff is not opposed to the property being developed for single-

family residential but the current design does not conform with the zoning ordinance.  The proposed 

density of 2.40 dwelling units per acre complies with the density requirements of the R-3 District and 

the petitioner has demonstrated the proposed plan satisfies the requirements set forth in the Annexation 

Agreement for the property. This includes creating 12,000 square foot lots immediately adjacent to 

existing residential developments. Several public comments made during the hearing claim that there is 

an obligation by the petitioner to construct an 18-hole golf course within the proposed development. 

This is false and the Commission should disregard this repeated comment since no requirement for such 

a golf course exists in the Annexation Agreement. 

Staff’s objections to the proposal are related to the requested variations to reduce the interior side yard 

setback from 10% of the lot width to a flat 7.5 feet for 29 corner lots, and to increase the maximum lot 

coverage from 40% to 49% for 55 lots. The purpose and intent of a Planned Unit Development, as 

outlined in Section 15.1 of the Zoning Code, is to allow relief from strict compliance with zoning 

requirements because of a unique characteristic on the property preventing such compliance. The 

petitioner has not demonstrated that any unique features exist on the site that prevent compliance with 

the setback and lot coverage requirements. The standards for granting a variation for a Planned Unit 

Development, outlined in Section 15.2 of the Zoning Code, require that consideration for approval of a 

variance evaluates the physical conditions of the property which cause a hardship. As staff has 

repeatedly stated, no physical hardship exists on the property that prevent compliance with the setback 

and lot coverage requirements. Rather, the size of the proposed lots and the proposed housing, both of 

which have been created and controlled solely by the petitioner, prevent compliance. It should be noted 

DEPARTMENT OF. 

COMMUNITY         DEVELOPMENT 

TOM DABAREINER, AICP
DIRECTOR

(630) 293-2200
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that neither a self-created hardship nor a financial hardship may be considered as a reason to grant a 

variation.   

As such, staff’s previous recommendation that the Plan Commission pass a motion recommending 

denial remains. Draft Findings of Fact prepared by staff that reflect this recommendation have been 

included within the Plan Commission packet for consideration. Findings of Fact and plans provided by 

the petitioner have been included as well.  

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.  

### 
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City of West Chicago 
Community Development Department 

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

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: 

(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 2.40 
dwelling units per acre is consistent with the City’s Comprehensive Plan which indicates this area as a 
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 lots 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. The petitioner has not, however, demonstrated that the 
need for a reduction in setbacks and increase lot coverage is justified based on any physical condition 
of the property that causes a hardship. Instead, these deviations are necessary solely because the 
proposed housing products cannot be constructed meeting the setback and lot coverage requirements 
on certain lots which the petitioner has created. Staff is of the opinion the petitioner has not 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 proposed plan will deviate from the zoning requirements of the R-3 District with respect to lot 
and building requirements. Relief from the setbacks and lot coverage requirements are sought because 
the layout of some of the lots do not have sufficient area to comply with these requirements. There 
does not appear to be any unique feature on the property that creates a hardship resulting in difficulty 
meeting these requirements. Rather, the hardship has been created by the petitioner by creating lots 
that do not fit their product. This hardship is avoidable if the petitioner redesigned the lots to increase 
the area of those lots not sufficiently sized to contain the proposed housing and extension options. 
Staff is of the opinion the petitioner has not satisfied this finding.  
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(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 petitioner is providing the required 12,000 square foot lots that are immediately adjacent to existing 
residential developments. 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, indicate compliance with the DuPage County Stormwater Ordinance. The proposed 
park, however, has been reduced from 5.07 acres to  4.94 acres. The reduced park size further erodes the 
intent to provide a public park large enough to accommodate the proposed population of the 
development, as outlined in Section 1.1 of Appendix D of the Subdivision Regulations Code. 
Staff is of the opinion the petitioner has not 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 intent to reduce the setbacks and increase the lot 
coverage, however, will create a compact development in certain areas and will add unnecessary bulk 
to the development. This additional bulk will not be inconsistent with the adjacent neighborhoods. 
Staff is of the opinion the petitioner has not 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. The proposed plan, however, does not comply with certain aspects of the R-3 
District, including lot coverage and setbacks for certain lots, and does not demonstrate a need for 
relief from these requirements. Rather, it is a desire from the petitioner to create lots on the interior of 
the development that will not meet the setback and lot coverage requirement. Staff is of the opinion the 
petitioner has not satisfied this finding.  

Planned Unit Development Deviation Findings of Fact 
Section 15.2 of the Zoning Code allows a PUD to deviate from strict compliance with provisions of the 
Zoning Code but such deviation shall be considered based on the following factors: 

(A) That any variance is justified by an independent analysis. 
The petitioner has not demonstrated by way of an alternative plan that the reduction in setbacks and 
increase in lot coverage are necessary for the development because of unique features on the site that 
creates difficulty in complying with the setbacks and lot coverage requirements of the R-3 District. Staff 
is of the opinion the petitioner has not satisfied this finding.   

(B) That the physical conditions of the property cause a hardship in compliance with code 
requirements. 
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No physical condition appears to exist on the property preventing the R-3 setbacks and lot coverage 
from being met and the only difficulty to meet these requirements has been created by the petitioner 
through the creation of lots not sufficient in size to fit the proposed housing. Staff is of the opinion the 
petitioner has not satisfied this finding.   

(C) That the proposed variance or deviation results in a cohesive high quality development. 
Without an alternative plan with lots sized to meet setbacks and lot coverage, it cannot be determined 
that the proposed plan demonstrates the highest quality development. Staff is of the opinion the 
petitioner has not satisfied this finding.   

(D) That any reduction from minimum requirements are offset by sufficiently exceeding zoning 
standards elsewhere in the development to provide a greater benefit to the community.  
A proper offset of the reduction in setbacks and increase in lot coverage would be to increase the 
setbacks and reduce lot coverage of other lots. Although the interior lots vary in size, neither setbacks 
nor will lot coverage be increased elsewhere as an offset. Staff is of the opinion the petitioner has not 
satisfied this finding.   

Special Use Permit Findings of Fact 
Although not required, the petitioner has provided Findings of Fact for a Special Use Permit within the 
attached petition in accordance with Section 5.5-4 of the Zoning Code. 
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1900 East Golf Road, Suite 300 | Schaumburg, IL 60173 | (847) 230-5400 | Pulte.com 

1/14/2022 

John H. Sterrett 
City of West Chicago  
475 Main Street 
West Chicago, IL 60185 

Re:  Preserve at West Branch, West Chicago, Illinois 

Dear Mr. Sterrett: 

Please find attached the following revised documents for consideration by the Plan Commission at our continued 
Public Hearing on February 1st, 2022.   

1. Revised Preliminary Subdivision Plat and P.U.D.
2. Revised Preliminary Engineering Plan
3. Revised Preliminary Landscape Development Plans
4. Revised Tree Survey and Preservation Plans
5. Revised Sample Lot Coverage Exhibits for all three home series
6. Corner Lot Setback Exhibit
7. Revised Deviation List

Following up on the constructive feedback that we heard from the residents and Plan Commission at the December 
15th, 2021 Public Hearing, we revised the proposed land plan for this community.  The goal of the plan revisions 
were to reduce the number and severity of requested deviations while maintaining the same number of homes.   

The plan revisions are highlighted below: 

1. With the revised land plan, we are completely withdrawing our request for the following deviations:

a. Minimum Front Yard Setback
b. Minimum Corner Side Yard Setback
c. Minimum Rear Yard Setback
d. Maximum Lot Coverage for the Meadows and Estates Series
e. Reduction of Pavement Surface Course

2. The following requested deviations remain, but have been reduced by this plan:

a. Minimum Lot Area:
i. We were able to increase the minimum lot size in the Meadows from 6,875 sf to 7,293 sf.

ii. Additionally, the minimum lot size in the Landings increased from 7,150 sf to 7,975 sf.
b. Minimum Interior Side Yard Setback of 7.5’:

i. Originally, we had requested this deviation for every lot in the development.
ii. We have revised this deviation request to only apply to the roughly 29 Corner Lots.

iii. We found that by widening each Corner Lot to accommodate the 30’ Corner Setback
results in an arbitrarily large Side Yard Setback on the other side of the home.

iv. To help visualize this, we have created the Corner Lot Setback Exhibit (attached)
c. Maximum Lot Coverage for the Landings Series:
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i. Reduced Max Lot Coverage from 55% originally to 49% with the new plan.
ii. 49% is the bare minimum required deviation to fit the Pulte ranch homes.

iii. With this reduction in the Landings and the elimination of the Lot Coverage request for the
Meadows and Estates, we expect that between 81% to 91% of the homes in the
community will have Lot Coverage under the City Maximum. (This is a drastic improvement 
over the original land plan where we expected 36% to 90% to meet the City Maximum)

iv. This is the same situation as we are currently building at Trillium Farm, except the
minimum lot size at West Branch is now larger (7,975 sf) than the minimum lot size at
Trillium Farm (7,225 sf).

3. The following deviations remain unchanged:  All of which staff supported at our previous hearing.

a. Minimum Lot Width
b. Minimum Center Line Radius (in two locations)
c. Utility Easements

4. As required by the Annexation Agreement, the perimeter lots are still oversized to a minimum of 12,000 sf

5. The Park size decreased slightly from 5.07 acres to 4.94 acres.

a. We checked with the Park District and they had no objection to the reduction.
b. The proposed park improvement plan was not impacted.

6. Road F was replaced with Outlot K

a. In order to accommodate the above, this short section of roadway was replaced with an outlot
that can be used as a pedestrian connection, utility corridor or passive open space.

7. The net result of the above meant a reduction of 3 buildable lots from 269 to 266 homes.  This was not one 
of our stated goals for the revision, but necessary to accomplish the above.

8. We should note that all of our base floor plans will fit on every lot.  However, in order to completely
eliminate the Lot Coverage Deviation for the Meadows and Estates series homes, Pulte will need to restrict
some of our popular structural optional upgrades (Sunrooms, Garage Extensions, Gathering Extensions,
etc) on some of the smallest lots.   This means that depending on the selected floor plan and selected lots,
some buyers will not have certain options available to them.  This was a business decision on our part in
response to staff’s concerns with Lot Coverage.

It is our opinion that the requested deviations are the minimum required in order to both comply with the oversized 
perimeter lot requiremet and realize the full use and enjoyment of the property.   Our hope is that you find the 
plan revisions acceptable as we seek your favorable recommendation to the Plan Commission on February 1st, 
2022.   Please do not hesitate to call me with any questions.   

Sincerely, 

Matt Brolley, P.E. 
Pulte Home Company, LLC 
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Meadows Estates Landings

Minimum Lot Area n/a 9,000 sf
8,000 sf (PUD) 7,293 sf 9,750 sf

(meets code) 7,975 sf

Minimum Lot Width n/a 75 ft 55 ft 75 ft
(meets code) 55 ft

Minimum Interior Side Yard 
Setback n/a 10% of Lot Width

Maximum Lot Coverage n/a 40% n/a n/a 55%

Minimum Center Line Radius 250 ft n/a

Utility Easements 20 ft (width) n/a

Preserve at West Branch

Standard

7.5 ft (Applies to Corner Lots Only)

10 ft (rear) and 5 ft (side yard)

90 ft.

Proposed Deviations
R-3 ZoningSubdivision

Requirement
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City of West Chicago 
Community Development Department 

Report for the Plan Commission/Zoning Board of Appeals 
December 15, 2021 

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, with deviation requests from 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: Staff is supportive of the property being developed for single-family detached residential 
homes but is not supportive of the current layout. Lots have been proposed that are not 
sufficiently sized for the proposed homes to meet the setback and lot coverage 
requirements of the R-3 District. Furthermore, staff is not supportive of the request to 
reduce the minimum roadway surface course depth.  

Recommendation: Staff recommends the Plan Commission pass a motion recommending denial. 

Public Notice.  
All public notice requirements were completed including a notice of public hearing published in the 
Daily Herald on Wednesday, 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.  

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 
Preserve  

Single-Family Residential 

West R-2 Single-Family Res. 
(Uninc.) 

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

Single-Family Residential 
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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 269 homes. 
The development is proposed to have two (2) entrances with an entrance off Smith Road and Klein 
Road. The development will contain a 5.07-acre park site, four (4) stormwater management facilities, 
and a narrow outlot that the petitioner has indicated will provide open space for residents. The petitioner 
is proposing three (3) 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 adjacent 
to an existing residential lot 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.  

Density. 
The proposed development meets the density requirements of the R-3 Single-Family Residence District. 
The proposal contains 269 lots, or 2.40 dwelling units per acre. If not for the requirement to provide 
12,000 square foot lots adjacent to existing residential, the current layout would allow 270-9,000 square 
foot lots, including 52 lots adjacent to existing residential. Instead, a maximum of 39 lots are permitted 
adjacent to existing residential, resulting in a loss of 13 lots.  

Zoning and Subdivision Deviations.  
The petitioner is seeking relief from the following lot and building requirements of the R-3 District: 
• Reducing the minimum lot size to 6,875 square feet from the minimum required 9,000 square feet;
• Reducing the minimum lot width to 55 feet from the minimum required lot width of 75 feet;
• Reducing the minimum front yard setback to 25 feet from the minimum required front yard setback

of 30 feet;
• Reducing the minimum corner side yard setback to 25 feet from the minimum required corner side

yard setback of 30 feet;
• Reducing the minimum interior side yard setback to 7.5 feet rather than providing a setback equal to

10% of each individual lot width;
• Reducing the minimum rear yard setback to 25 feet from the minimum required rear yard setback of

30 feet; and
• Increasing the maximum lot coverage to as much as 55% from the maximum lot coverage of 40%

permitted.

The density credit in the Agreement allows the 13 lost lots to be incorporated into the balance of the 
development. This results in lots containing an area less than the minimum required 9,000 square feet, 
and thus have lot widths less than the minimum 75 feet. Rather than creating lots in the balance of the 
development having substantially the same area, the petitioner created lots ranging in size from as little 
as 6,875 square feet to as much as 14,183 square feet. 
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The area of some of the lots prevent the proposed housing to be constructed without reducing the 
required setbacks and increasing the maximum lot coverage. The purpose and intent of a PUD is to 
allow relief from strict compliance with zoning requirements because of a unique characteristic on the 
property preventing such compliance. No unique features exist on the site that prevent compliance with 
the setbacks and lot coverage requirements. Rather, the deviations are needed because the lots being 
created are not of sufficient size to accommodate the proposed housing.  

The reduction in setbacks and increase in lot coverage will create a compact development and excessive 
bulk in certain areas of the development. This could be avoided without eliminating lots by reducing the 
size of the lots that do not need to be as large as proposed and increasing the size of the lots not able to 
accommodate the proposed housing. Furthermore, some of the proposed lots adjacent to existing 
residential lots are larger than the required 12,000 square feet, some of which as large as 17,000 square 
feet. This is not required.  Lots over 12,000 square feet could be reduced to increase lot sizes in the 
balance of the development.  

The petitioner is also requesting three (3) deviations from the Subdivision Regulations Code, including: 
• Reduction of the minimum utility easement width from twenty (20) feet to ten (10) feet;
• Reduction of the minimum centerline radius from 250 feet to 90 feet in two (2) areas; and
• Reduction of the minimum roadway surface course depth from three (3) inches to two (2) inches.

Staff is comfortable with the deviation request for the reduction in easement width provided that 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.  

Staff does not support reducing the minimum depth of the roadway surface course from three (3) inches 
to two (2) inches. No justification for this deviation request has been provided by the petitioner and there 
is no unique site characteristic in which this deviation would be necessary. Additionally, this reduction 
would lead to faster road deterioration and a need for more frequent maintenance and resurfacing.    

Park Site. 
A 5.07-acre park site is proposed near the center of the development. The park site will be dedicated 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 
3.87 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.  
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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. This lift station 
will be owned and maintained by the development and will not be a designated public improvement. 
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: 

(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 2.40 
dwelling units per acre is consistent with the City’s Comprehensive Plan which indicates this area as a 
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 lots 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. The petitioner has not, however, demonstrated that the 
need for a reduction in setbacks and lot coverage is justified based on any physical condition of the 
property that causes a hardship. Instead, these deviations are necessary solely because the proposed 
housing products cannot be constructed meeting the setback and lot coverage requirements on certain 
lots which the petitioner has created. Staff is of the opinion the petitioner has not satisfied this finding. 
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(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 proposed plan will deviate from the zoning requirements of the R-3 District with respect to lot 
and building requirements. Relief from the setbacks and lot coverage requirements are sought because 
the layout of some of the lots do not have sufficient area to comply with these requirements. There 
does not appear to be any unique feature on the property that creates a hardship resulting in difficulty 
meeting these requirements. Rather, the hardship has been created by the petitioner by creating lots 
that do not fit their product. This hardship is avoidable if the petitioner redesigned the lots to increase 
the area of those lots not sufficiently sized to contain the proposed housing and extension options. 
Furthermore, the request to reduce minimum surface course is unjustified and can be implemented. 
Staff is of the opinion the petitioner has not 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 5.07 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, 
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 intent to reduce the setbacks and increase the lot 
coverage, however, will create a compact development in certain areas and will add unnecessary bulk 
to the development. This additional bulk will not be inconsistent with the adjacent neighborhoods. 
Staff is of the opinion the petitioner has not 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. The proposed plan, however, does not comply with certain aspects of the R-3 
District, including lot coverage and setbacks for certain lots, and does not demonstrate a need for 
relief from these requirements. Rather, it is a desire from the petitioner to create lots on the interior of 
the development that will not meet the setback and lot coverage requirement. Staff is of the opinion the 
petitioner has not satisfied this finding.  

Page 52



PC 21-12 
The Preserve at West Branch 

November 16, 2021 

6 

Planned Unit Development Deviation Findings of Fact 
Section 15.2 of the Zoning Code allows a PUD to deviate from strict compliance with provisions of the 
Zoning Code but such deviation shall be considered based on the following factors: 

(A) That any variance is justified by an independent analysis. 
The petitioner has not demonstrated by way of an alternative plan that the reduction in setbacks and 
increase in lot coverage are necessary for the development because of unique features on the site that 
creates difficulty in complying with the setbacks and lot coverage requirements of the R-3 District. 
Furthermore, the reduction in surface course depth has not been justified by the petitioner. Additionally, 
this reduction would lead to faster road deterioration and a need for more frequent maintenance and 
resurfacing. Staff is of the opinion the petitioner has not satisfied this finding.   

(B) That the physical conditions of the property cause a hardship in compliance with code 
requirements. 
No physical condition appears to exist on the property preventing the R-3 setbacks and lot coverage 
from being met and the only difficulty to meet these requirements has been created by the petitioner 
through the creation of lots not sufficient in size to fit the proposed housing. Staff is of the opinion the 
petitioner has not satisfied this finding.   

(C) That the proposed variance or deviation results in a cohesive high quality development. 
Without an alternative plan with lots sized to meet setbacks and lot coverage, it cannot be determined 
that the proposed plan demonstrates the highest quality development. Furthermore, the reduction in 
surface course depth has not been justified by the petitioner. Additionally, this reduction would lead to 
faster road deterioration and a need for more frequent maintenance and resurfacing. Staff is of the 
opinion the petitioner has not satisfied this finding.   

(D) That any reduction from minimum requirements are offset by sufficiently exceeding zoning 
standards elsewhere in the development to provide a greater benefit to the community.  
A proper offset of the reduction in setbacks and increase in lot coverage would be to increase the 
setbacks and reduce lot coverage of other lots. Although the interior lots vary in size, neither setbacks 
nor will lot coverage be increased elsewhere as an offset. Furthermore, the reduction in surface course 
depth has not been justified by the petitioner. Additionally, this reduction would lead to faster road 
deterioration and a need for more frequent maintenance and resurfacing. Staff is of the opinion the 
petitioner has not satisfied this finding.   

Special Use Permit Findings of Fact 
Although not required, the petitioner has provided Findings of Fact for a Special Use Permit within the 
attached petition in accordance with Section 5.5-4 of the Zoning Code. 

Exhibits.  
Exhibit A – Location Map 
Exhibit B – Zoning Map 
Exhibit C – Aerial Photo 
Exhibit D – Petition for Planned Unit Development 
Exhibit E – Deviation List  
Exhibit F – ALTA Survey  
Exhibit G – Preliminary Plat of Subdivision 

Exhibit H – Preliminary Engineering 
Exhibit I – Preliminary Landscape Plan 
Exhibit J – Phasing Plan 
Exhibit K – Housing Layout Plans 
Exhibit L – Traffic Study Conclusions 
Exhibit M – Land Use Opinion Summary  
Exhibit N – IDNR Consultation Termination 
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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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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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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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SITE INSPECTION PHOTOS 

Photo 1 facing east Photo 2 facing southwest 

Photo3 facing northwest Photo 4 facing north 

Photo 5 facing west Photo 6 facing northeast 
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MEMORANDUM 

TO: John Sterrett, City Planner 

FROM: Rocky Horvath, Utility Superintendent 

DATE:  January 21, 2022 

RE: Pulte Homes (The Preserve at West Branch) 

As requested, the Public Works Department has performed a watermain and sanitary sewer 

engineering review of the proposed Pulte Homes Development “The Preserve at West Branch”. 

Specifically, Public Works has reviewed the engineering plan set entitled “Preliminary 

Engineering Plan for The Preserve at West Branch”, as prepared by Cemcon LTD, dated 

07/21/21, revised 1/14/2022 revised per client, Job 402.078. Based on our review of the above 

referenced plan set, the Department of Public Works offers the following comments: 

Preliminary Engineering Plan (Sheet 2-5) 

1. The sewage system design remains as originally presented. Therefore the sanitary sewer

and associated lift station will not be designated public improvements and will be

maintained by the developer or subdivision in perpetuity. Easements do not need to be

granted to the City for maintenance of the sanitary sewer.  Please provide a draft special

service area agreement for Public Works review.

2. Sanitary sewer and watermain do not appear to meet horizontal IEPA minimum

separation requirements south of Road B. Per comment #1 above, easements are not

needed over sanitary sewer. Watermain shall be centered in a dedicated 10’ watermain

easement of its own.

3. The storm sewer outfall as well as the sanitary sewer connection into existing sanitary on

page 3 are in conflict with existing City watermain. Please provide vertical separation

elevations for these conflicts.

DEPARTMENT OF. 

PUBLIC WORKS 
MEHUL T. PATEL, P.E., CFM

DIRECTOR
(630) 293-2255

FAX (630) 293-2971

UTILITY DIVISION 293-2255
STREET DIVISION 293-2250
WASTEWATER DIVISION 293-2261
ENGINEERING DIVISION 293-2255
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January 21, 2022 
RE:  Pulte Homes-The Preserve at West Branch 

Page 2 

4. The storm sewer outfall on page 3 is drawn in a public utility easement. Where does the

outfall from this line flow? Does it flow to public or private storm water facilities? Please

clarify.

MISCELLANEOUS 

1. Please note that Public Works did not review the proposed geometric layout or, the

stormwater management and BMP requirements for the site, nor did we review building

or landscape requirements for the site.

Based on our review of the above referenced plan set, the Department of Public Works has no 

other comments on said permit submittal. Please feel free to contact me directly with any 

questions or comments. 

CC:     Tom Dabareiner Director of Community Development 

Steve Pertzborn, P.E., Civil Engineer Community Development 

Rob Skerke, P.E., Civil Engineer, Community Development 

Mehul T. Patel, P.E., CFM, Director of Public Works 
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