


Draft 
PLAN COMMISSION/ZONING BOARD OF APPEALS 

November 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 
and Commissioners Banasiak, Billingsley, Hale, Henkin, and Slattery present. Commissioner 
Kasprak was absent. With six members present, a quorum was established.   

Staff in attendance was City Planner John Sterrett. 

2. Pledge of Allegiance – Chairperson Laimins led the Commission in the Pledge of Allegiance.

3. Chairman’s Comments – Chairperson Laimins explained the Rules of Procedure for the public
hearing on the agenda. 

4. Public Comment – None.

5. Approval of the Draft Minutes of the October 4, 2022 Plan Commission Meeting
Commissioner Hale made a motion, seconded by Commissioner Billingsley, to approve the October 
4, 2022 Plan Commission meeting minutes. With a voice vote of four “ayes”, zero “noes”, and two 
abstentions, the motion carried and the draft minutes of the October 4, 2022 meeting were 
approved.   

6. Public Hearing of Case PC 22-07 – Preliminary Planned Unit Development and Plat and
Special Use Permit 
Commissioner Banasiak made a motion, seconded by Commissioner Henkin, to reopen the public 
hearing for Case PC 22-07 for a Preliminary Planned Unit Development and Plat and Special Use 
Permit for QuikTrip Corporation at the southeast corner of Illinois Route 59 and Illinois Route 64. 
With a voice vote of all “ayes” and zero “noes”, the motion carried and the Plan Commission 
reopened the public hearing for Case PC 22-07.  

Mr. Sterrett was duly sworn in. Mr. Sterrett stated that QuikTrip Corporation is petitioning the City 
for approval of a Preliminary Planned Unit Development, Preliminary Plat of Subdivision, and 
Special Use Permit to allow the development of a vacant 24.25-acre property, owned by QuikTrip 
Corporation. The property is located on the south side of Illinois Route 64 and on the east side of 
Illinois Route 59, located in the B-3 Regional Shopping District. The property is surrounded by 
established commercial uses on the north, west, and northwest side including the Mosaic Shopping 
Center to the north, St. Andrew’s Shopping Center to the west, and the Franciscan Plaza Shopping 
Center kitty-corner. Additionally, Shell Gas Station is located immediately to the northwest at the 
hard corner of Illinois Route 64 and Illinois Route 59. The Waynewood residential subdivision in 
unincorporated DuPage County is located immediately to the east and the City owns vacant 
property immediately to the south, which contains a detention area that serves the Prestonfield 
residential development.  

Mr. Sterrett stated that the proposed project consists of a phased commercial development 
containing four commercial lots. The petitioner is proposing three access points for the 
development: A full access with a traffic signal at the far south end of the property on Illinois Route 
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59 that will line up with Heritage Woods Drive, a right-in/right-out access on Illinois Route 59 
approximately 940 feet north of the proposed full access drive, and a three-quarter access on Illinois 
Route 64 across from the existing middle access point of Mosaic Crossing shopping Center, near 
the new Kid’s Empire and Planet Fitness. Both Illinois Route 59 and Illinois Route 64 are state 
arterial roadways and under the jurisdiction of the Illinois Department of Transportation. The 
location and type of these access points are dictated entirely by IDOT and have been approved by 
the agency as shown. The site will also contain a stormwater detention facility on the east side of 
the development. The facility is not designed to hold standing water. Instead, the detention area will 
fill with rain water during a storm and slowly be released to the property to the south, which is 
owned by the City, at the same rate that the subject property currently conveys stormwater onto the 
City-owned property. The proposed stormwater detention area has been preliminarily approved by 
the City’s stormwater engineer and complies with the DuPage County Stormwater Ordinance. The 
proposed utility layout and preliminary engineering have received preliminary approval from the 
City’s Public Works Department and stormwater engineer.  
 
Mr. Sterrett stated that in addition to the Preliminary PUD and Plat, the petitioner is requesting 
approval of a special use permit on the new Lot 1 for a motor vehicle service station, also known as 
a gas station. The use will consist of a 8,292 square foot convenience store to be open 24/7 known 
as QuikTrip and will have a canopy for regular pumps along Illinois Route 64 and a canopy for 
diesel trucks located in the rear of the building. A truck scale is also proposed near the diesel 
canopy. The convenience store will be constructed in accordance with the City’s design standards 
and the petitioner will install landscaping on Lot 1 in compliance with the City’s landscape 
ordinance. Proposed building and freestanding signage will comply with the City’s Sign Code and 
all exterior lighting will comply as well including having light levels drop to 0 foot-candles before 
light reaches the property lines and providing shielding of lights to prevent glare.  
 
Mr. Sterrett stated that the property is designated as Corridor Commercial within the 
Comprehensive Plan that the City approved earlier this year. This designation as commercial for 
future use of the property has existed as far back as 1975. Both a commercial Planned Unit 
Development and a Motor Vehicle Service Station, are identified in the City’s Zoning Code as 
Special Uses. Staff has drafted findings of fact, contained in the staff report, and posted publicly on 
the City’s website, and recommends the Plan Commission adopt these findings with their 
recommendation. Mr. Sterrett stated that staff recommends that the Plan Commission pass a motion 
recommending to the City Council approval of the requests. Several conditions are recommended to 
be added to this recommendation to mitigate potential impacts from the development on 
surrounding properties, including:  
1. That the site be developed in substantial conformance with the plans submitted for consideration 
2. That the proposed shade trees immediately east of the truck parking stalls shall be replaced with 

eight foot tall evergreen trees. These trees shall be included on the Final Landscape Plans.  
3. That the Final Landscape Plans include a greater variety of shrubs throughout the site, both along 

property lines and foundation landscaping.  
4. That overnight truck parking be prohibited on Lot 1 and the petitioner shall install signage at the 

truck parking stalls indicating this prohibition.  
5. That the columns for the gas pump and diesel pump canopies be wrapped in either brick or stone 

to match the architecture of the convenience store building.  
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Mr. Sterrett stated these conditions have been shared and are acceptable to the petitioner. Mr. 
Sterrett also stated that if during the course of the public hearing the Plan Commission determines 
that additional conditions may be necessary to adequately mitigate any potential impact from the 
proposal, the Plan Commission may recommend those as well.   
 
Erik Eckhart, representing QuikTrip Corporation was duly sworn in. Mr. Eckhart provided a 
background to QuikTrip and went over in additional detail the site plan and the proposed operation 
of the site and proposed use.  
 
The following members of the public were duly sworn in by the court reporter and spoke in 
opposition to the proposal: 
 
Fred Turner of 29W681 Waynewood Drive raised concerns regarding gas fumes from trucks and 
contamination of water runoff.  
 
Tom Butkovich of 29W651 Waynewood Drive raised concerns about fumes going to the senior 
centers to the west of the property, gasoline spills, and truck traffic. 
 
Susan Corriero of 29W651Waynewood Drive raised concerns about overnight truck parking, diesel 
air pollution, truck noise pollution, and the meeting notification requirements.  
 
Dan Sonsedek of 2N610 Valewood Road raised concerns about contaminated water runoff, light 
pollution, and traffic. 
 
Jeff Seick of 29W721 North Avenue raised concerns about gasoline fumes and traffic. 
 
George Mack of 2N665 Valewood raised concerns about well water contamination from diesel gas 
runoff and where revenue from the proposed gas station would be going.  
 
Neil Puccetti of 29 Valewood Drive raised concerns about water runoff and traffic. 
 
Laurie Norris of 2N560 Valewood Drive raised concerns about the notification requirements and 
impact on property values.  
 
Bob Norris of 2N560 Valewood Road raised concerns about the trucks, potential crime, and traffic. 
 
Dan Budziak of 2N645 Valewood Road raised concerns about property values and impacts to well 
water.  
 
Brad Burlage of 2N632 Valewood Road raised concerns about soil contamination and traffic.  
 
Tim Green of 2N515 Woodcrest Drive raised concerns about well water, diesel spills, traffic, and 
flooding. 
 
Catherine Edman of 0N766 Woods Avenue, Wheaton, raised concerns about traffic, the difference 
in elevation of the property and the homes to the east, fencing, stormwater, sales tax revenue, and 
funding for the proposed traffic light.  
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Mr. Eckhart provided information and answered questions on underground fuel tanks to prevent 
leaks, information on security monitoring, and 24-hour maintenance including fuel spills.  
 
Jonathan Smith of 208 South Church Street, Wauconda, engineer for the petitioner, provided 
information on the oil/water separator system to prevent fuel spills from running off the site.  
 
Robert Codden of 29W535 Hawthorne raised concerns about air contamination from diesel fumes. 
 
Tim Green of 2N515 Woodcrest Drive raised concerns about diesel fuel spills on the ground and 
how soil contamination will be prevented. 
 
Mr. Smith stated that all IEPA regulations and permitting must still be sought that will address this.  
 
Jeanne Niedra of 2N538 Valewood Road raised concerns about contaminated water runoff affecting 
well water.  
 
Fred Turner of 29W681 Waynewood Drive asked questions regarding the treatment train for 
oil/water separation. Mr. Smith responded to these questions.  
 
Alfred Cedeno of 29W606 Waynewood raised concerns on the overall value and effects on the 
neighborhood including wells, and traffic.  
 
Skip Kramer of 29W601 Waynewood Drive raised concerns about diesel truck fumes, water 
contamination, traffic, and spills from diesel fuel. 
 
Mr. Sterrett explained that the property has been zoned commercial since at least the 1970s, and that 
commercial zoning included gas stations as a special use permit.  
 
Sharon Nolan of 29W520 Glen Road raised concerns regarding property values affected by the 
proposal and water contamination. 
 
Carol Townsend of 1364 Sweet Bay Lane raised concerns regarding trucks stopping at the proposed 
stop light and property values.  
 
Teresa Camino of 2N735 Woodcrest Drive raised concerns regarding water retention and that the 
public hearing sign was only written in English.  
 
Christina Jakubas of 2N351 Glen raised concerns about the health and safety of the residents.  
 
Mr. Sterrett explained how and what City staff reviews in regards to a Planned Unit Development 
and Special Use Permit, which includes verifying that the proposal meets City Codes. The City does 
not have jurisdiction to enforce County, State, or Federal laws, as those are regulated and enforced 
by the appropriate County, State, or Federal agency.      
 
Katrina Hish of 16 Waynewood Drive raised concerns about contamination of the land, increase in 
crime such as drugs and human trafficking. 
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Mr. Green raised concerns about notification requirements from the petitioner. Mr. Sterrett 
addressed the notification requirements. Mr. Sterrett also explained what a special use permit is.  
 
Juan Galvan of 29W735 Valewood Road raised concerns about destroying the ecosystem of the 
subject property, regeneration of semi-trucks, noise, crime, and pollution. 
 
Ms. Niedra raised concerns regarding the Findings of Fact contained in the staff report.  
 
Mr. Eckhart stated that they will have a finalized grading plan once the final engineering plan is put 
together. Mr. Eckhart answered questions from the Plan Commission and discussed a portion of 
their annual profits going back to the community and stated fencing and maintenance of the green 
area on the east part of the property will be included in the final plans.  Mr. Eckhart also answered 
questions regarding idling trucks and they must look into this matter.  
 
Nick Ftikas of 221 North LaSalle Street, Chicago was duly sworn in. Mr. Ftikas is the attorney 
representing the petitioner and reiterated that this a preliminary approval and that they will be back 
for final approval. All IEPA permits must still be sought. Mr. Ftikas answered questions from the 
Commission regarding the cleaning of the treatment train.  
 
Mr. Sterrett answered questions from the Commission regarding the stormwater detention and that 
the amount of detention needed is based on net new impervious surface. Mr. Sterrett also answered 
questions related to the concern on the internal drive and potential cut-through traffic. Mr. Sterrett 
explained that the internal private drive is required to be maintained by the required owners’ 
association. Mr. Sterrett also answered questions related to the sidewalks being proposed along the 
development.  
 
Mr. Eckhart answered questions from the Commission regarding the proposed truck scale. Mr. 
Sterrett answered questions from the Commission regarding notification and sign posting 
requirements. Mr. Ftikas clarified how the required mailing was sent and how the names and 
addresses of those within 250 feet was obtained by the Wayne Township Assessor.  
 
The Plan Commission began to review the draft Findings of Fact and had concerns regarding 
potential environmental impacts, impact on surrounding properties, and impact on property value. 
Mr. Ftikas stated that Quiktrip will perform a full air-quality impact study and an environmental 
impact study to bring back for review by the Plan Commission.  
 
Commissioner Billingsley made a motion, seconded by Commissioner Henkin, to continue the 
public hearing to December 6, 2022. A roll call vote found Commissioners Billingsley, Banasiak, 
Henkin, Hale, Slattery, and Chairperson Laimins voting aye. With a roll call vote of six ayes and 
zero noes, the motion carried and the public hearing was continued to December 6, 2022.  
 
7. Adjournment 
With no further business to discuss, Commissioner Billingsley made a motion, seconded by 
Commissioner Henkin to adjourn the meeting. With a voice vote of all ayes, the motion carried and 
the Plan Commission, at 10:37 p.m., adjourned.  
 
Respectfully Submitted, 
John Sterrett, City Planner   



City of West Chicago 

Community Development Department 

Report for the Plan Commission/Zoning Board of Appeals 

February 7, 2023  
 

  

Case:  PC 22-12 

Petitioner: Wheaton Academy  
 

Owner: Wheaton Academy  

Location: 900 Prince Crossing Road – NWC of Hawthorne Lane and Prince Crossing Road   

Zoning: R-2 Single-Family Residential with a Planned Unit Development (PUD)     

Existing Use: Wheaton Academy High School     

Comp Plan: Institutional        

Requests: An Amendment to the Wheaton Academy Final PUD to amend the Master PUD Plan for 

the development.  

Summary: The proposed amendment is for the demolition of the existing Academy Hall, the 

construction of a two-story, 20,500 square foot addition to the existing Academic 

Building, and other phased improvements.   

Recommendation: Staff recommends the Plan Commission adopt the Findings of Fact suggested by 

staff on page 5 of this report and pass a motion recommending APPROVAL of 

the proposed amendment to the Final PUD, subject to the following conditions: 

1. The site shall be developed in substantial conformance with the following 

plans: 

i. PUD Site Plan prepared by AMDG Architects consisting of one sheet 

dated December 5, 2022, attached as Exhibit “D”; 

ii. Amended Final PUD Plat and Plan prepared by Manhard Consulting, 

Ltd consisting of one page (Sheet 1 of 1) dated October 20, 2022 with 

a final revision date of December 19, 2022, attached as Exhibit “E”; 

iii. Overall Site Dimensional and Paving Plan prepared by Manhard 

Consulting, LTD consisting of one sheet (Sheet 3 of 20) dated October 

3, 2022 with a final revision date of January 16, 2023, attached as 

Exhibit “F”; 

iv. Exterior Elevations prepared by AMDG Architects consisting of one 

sheet (Sheet A5.1) dated October 12, 2022 with a final revision date of 

December 2, 2022, attached as Exhibit “G”; 

v. Exterior Rendering and Sign Plan prepared by AMDG Architects 

consisting of one sheet (Sheet A5.2) dated October 12, 2022 with a 

final revision date of December 2, 2022, attached as Exhibit “H”; 

vi. Landscape Plan prepared by AMDG Architects consisting of one sheet 

(Sheet L2.1) dated July 14, 2022 with a final revision date of 

December 2, 2022, attached as Exhibit “I”; 

vii. Dumpster Enclosure Details prepared by AMDG Architects consisting 

of one sheet (Sheet L4.3) dated December 2, 2022, attached as Exhibit 

“J”; and 

viii. Maintenance Building Parking Plan prepared by Manhard Consulting, 

LTD consisting of one sheet (Sheet 2 of 2) dated February 25, 2022 
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with a final revision date of December 5, 2022, attached as Exhibit 

“K”. 

2. Conditions 1 through 14, as set forth in Section 1 of Ordinance 18-O-0005 

approving the fourth amendment to the Final PUD are hereby carried forward 

in their entirety and remain in full force and effect.  

Public Notice.  

All public notice requirements were completed including a notice of public hearing published in the 

Daily Herald on Monday, January 23, 2023, notification to all property owners within 250 feet of the 

subject property, and placement of hearing signs on the property visible from Hawthorne Lane, 

Rosewood Drive, and Prince Crossing Road.  

 

Adjacent Property Zoning and Land Use Information 

Location Adjacent Zoning Adjacent Land Use  Comprehensive Plan 

North R-2 Single-Family 

Residence   

DuPage County Forest 

Preserve/Illinois Prairie 

Path  

Parks and Open Space   

South R-2 Single-Family 

Residence District   
  

Single-Family Residential 

(Prince Crossing Farm)   

Single-Family Residential   

East R-3 Single Family 

Residential 

(Unincorporated) 
 

Single-Family Residential 

(Woods Way Subdivision 

& Indian Oaks)   

Single-Family Residential  

West R-2 Single-Family 

Residence District   
 

Single-Family Residential  

(Forest Trails 

Subdivision)  

Single-Family Residential 

 

Existing Conditions.  

The subject property is roughly 35 acres and contains an approved PUD for Wheaton Academy High 

School with accessory athletic fields. The property contains an Academic Building, a Fine Arts building, 

field house, maintenance building, chapel, Academy Hall, various athletic fields, and parking to 

accommodate the uses. The petitioner has amended the PUD four times, most recently in 2018, to 

construct various campus improvements and to modify conditions of previous amendments.  

 

Proposal.  

The petitioner is proposing an amendment to their existing Final PUD to update the previously approved 

Master Plan for the campus. The proposed improvements indicated on the amended Master Plan will be 

phased over the next 5+ years. The first phase of the campus improvements includes demolition of the 

existing Academy Hall building located on the north side of the existing Academic Building, and 

construction of a two-story, 20,500 square foot addition to the Academic Building. The first phase will 

also include the demolition of the existing train depot building located on the far north side of the 

property near Prince Crossing Road. These improvements are anticipated to be completed by 2024.  

 

Phase II of the campus improvements includes the construction of a 5,000 square foot maintenance 

building located northwest of the existing maintenance building, just east of the existing softball field. 

The existing maintenance building will be demolished and a portion of the existing parking near the 
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maintenance building will be reconfigured. Two freestanding signs that were approved as part of the 

third amendment to the Final PUD in 2015 will be constructed during this phase as well. The signage 

includes a freestanding sign off Hawthorne Lane between the access drive and Rosewood Drive and a 

freestanding sign at the southeast corner of the property at the intersection of Hawthorne Lane and 

Prince Crossing Road. A new campus green plaza between the existing Warrior Dome and existing 

Academic Building is proposed. This phase is anticipated to be completed in 2025.  

 

Phase III of the campus improvements includes the construction of two new storage sheds – one on the 

east side of the southern tennis courts and one to replace the existing storage shed along Hawthorne 

Lane immediately west of the baseball field. The existing batting cages will be relocated slightly to the 

west of their existing location near Hawthorne Lane. A new stadium plaza is proposed north of the 

football field, and a new press box and bleachers are proposed at the football field. These improvements 

are anticipated to take place in 2028 or later.  

 

Utilities/Engineering. 

Final engineering plans have been approved by both Public Works and Engineering including utility 

layout and grading. The Phase I development complies with the DuPage County Stormwater Ordinance. 

Future phases requiring the review and approval of engineering will be reviewed prior to the 

commencement of the work at the time of permit submittal.    

 

Roadway Access and Site Circulation . 

The campus has an existing right-in/left-in/right-out access on Hawthorne Lane and an existing full 

access on Prince Crossing Road. No additional access nor any modifications proposed to the existing 

access points are proposed. The existing driveway on the north side of the existing Academic Building 

will be modified slightly to account for the new building addition. This includes relocating parking stalls 

along the driveway and removal of an existing grass median in front of the Academy Hall building. A 

Fire Truck Turning Exhibit has been submitted demonstrating that fire trucks will be able to traverse 

safely through the reconfigured driveway. This exhibit has been approved by the West Chicago Fire 

Protection District.  

 

Parking.  

The property has three distinct uses that require separate parking amounts. This includes the high school 

itself with its auxiliary athletic fields, the existing Warrior Dome, and the existing Fine Arts Center. 

Both the Warrior Dome and Fine Arts Center are considered auditoriums and their parking requirements 

are based on the seating capacity. One parking stall is required for every four seats. The Fine Arts 

building has a seating capacity of 677, requiring 170 parking stalls, and the Warrior Dome has a seating 

capacity of 674, requiring 169 parking stalls. The high school component requires one parking stall per 

full time employee plus one parking stall for every six students. The school has 95 full time faculty/staff 

and anticipates student enrollment to be 660 over the next four years. Average enrollment over the last 

ten years is approximately 656. Based on the anticipated enrollment of 660 students, a total of 205 

parking stalls are required to serve the high school use.  

 

Wheaton Academy is currently served by eight separate parking areas totaling 458 parking stalls. After 

the completion of all proposed improvements indicated on the amended master plan, the total amount of 

parking will be 432 parking stalls, a net loss of 26 stalls. The total amount of parking required on the 

campus to serve all three uses is 545 stalls. As a PUD, however, the parking stalls may be shared 

between the three uses, provided they are not all occurring simultaneously. The amount of parking 
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provided would allow for dual events at the Fine Arts Center and at the Warrior Dome provided that no 

high school related activities are occurring, which the petitioner has stated will not occur.  

 

Architectural Elevations 

The Phase I Academic Building addition will match the same architectural style as the existing 

Academic Building. The building will be constructed predominantly with face brick to match the 

existing face brick on the Academic Building with some EIFS accents on the second floor that match 

existing EIFS on the existing building. The addition will also contain a shingle roof system to match the 

existing roof style and shingles as the existing building. Rooftop mechanical units will be screened from 

public view by the roof system’s parapet in the same manner existing rooftop units are screened. A trash 

enclosure is proposed on the south side of the existing Academic Building and will be constructed with 

brick to match the building. The proposed architecture is consistent to the existing building and complies 

with the City’s Design Standards.  

 

Signage. 

Two freestanding monument signs proposed along Hawthorne Lane were previously approved as part of 

the third amendment to the Final PUD in 2015, per Ordinance 15-O-0010. Wheaton Academy is 

proposing to install these signs as part of Phase II of the development. The sign proposed between 

Rosewood Drive and the access drive will be oriented so it is parallel with Hawthorne Lane and will 

face the athletic field on the south side of Hawthorne Lane owned by Wheaton Academy. The second 

sign will be located near the intersection of Hawthorne Lane and Prince Crossing Road in an existing 

landscape area. Wheaton Academy has provided plans demonstrating that the sign will be setback so it 

is located outside of the site visibility triangle at the intersection. Both signs comply with the City’s Sign 

Regulations, as demonstrated on the signage plans.  

 

Landscaping. 

Wheaton Academy is proposing to install a mixture of deciduous trees, ornamental trees, tall shrubs, low 

shrubs, and perennials around the proposed addition. The proposed landscaping will satisfy the 

landscape requirements for new building foundation plantings. The trash enclosure proposed on the 

south side of the existing Academic Building will be screened with 20 emerald arborvitae. Both of the 

proposed freestanding monument signs along Hawthorne will contain a mixture of evergreen shrubs and 

perennials. All landscaping will comply with the City’s Landscaping Regulations.  

 

Lighting. 

No additional athletic field lighting is proposed with the amendment. Athletic field lighting was 

previously approved in 2015 for the tennis courts, which have not yet been installed, and in 2004 for the 

football field lights. Five new light poles are proposed as part of Phase I to illuminate the reconfigured 

parking area near the proposed addition as well as the driveway to the north of the proposed addition. 

Pedestrian lighting located on bollards is proposed along the sidewalk in front of the proposed addition, 

as well as wall-mounted building lighting.  The submitted photometric plan demonstrates the 

illumination levels from the proposed lights, in addition to the existing lights, will be reduced to zero 

foot-candles at all the property lines.  

 

 

Standards for an Amended Final Planned Unit Development  

Per Section 15.3 of the Zoning Ordinance:  “…if the final plan is, in the opinion of the [Plan 

Commission], deemed to be sufficient, in compliance with all applicable city ordinances and in 
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substantial conformity with the approved preliminary plan, it shall be approved by the [Plan 

Commission] and recommended to the city council”.  The proposed fifth amendment to the Final PUD is 

designed to improve the campus while addressing any potential negative aspects that may be associated 

with any of the proposed improvements or modifications to the existing PUD.   

 

Exhibits.  

Exhibit A Location Map 

Exhibit B Zoning Map 

Exhibit C Aerial Photo 

Exhibit D PUD Site Plan prepared by AMDG Architects consisting of one sheet dated December 5, 

2022 

Exhibit E Amended Final PUD Plat and Plan prepared by Manhard Consulting, Ltd consisting of 

one page (Sheet 1 of 1) dated October 20, 2022 with a final revision date of December 

19, 2022 

Exhibit F Overall Site Dimensional and Paving Plan prepared by Manhard Consulting, LTD 

consisting of one sheet (Sheet 3 of 20) dated October 3, 2022 with a final revision date of 

January 16, 2023 

Exhibit G Exterior Elevations prepared by AMDG Architects consisting of one sheet (Sheet A5.1) 

dated October 12, 2022 with a final revision date of December 2, 2022 

Exhibit H Exterior Rendering and Sign Plan prepared by AMDG Architects consisting of one sheet 

(Sheet A5.2) dated October 12, 2022 with a final revision date of December 2, 2022 

Exhibit I Landscape Plan prepared by AMDG Architects consisting of one sheet (Sheet L2.1) 

dated July 14, 2022 with a final revision date of December 2, 2022 

Exhibit J Dumpster Enclosure Details prepared by AMDG Architects consisting of one sheet 

(Sheet L4.3) dated December 2, 2022 

Exhibit K Maintenance Building Parking Plan prepared by Manhard Consulting, LTD consisting of 

one sheet (Sheet 2 of 2) dated February 25, 2022 with a final revision date of December 

5, 2022 
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City of West Chicago 
Community Development Department 

Report for the Plan Commission/Zoning Board of Appeals 
February 7, 2023 

Case:  PC 23-01 
Petitioner: The Crusher, Inc. represented by David Neumaier 

Owner: The Crusher, Inc.   
Location: 629-651 West Washington Street  
Zoning: M Manufacturing with a Special Use Permit     
Existing Use: Salvage and Recycling Facility with ancillary outside storage known as “The Crusher”   
Comp Plan: Industrial        
Requests: An amendment to the Special Use Permit for a ‘Salvage and Recycling Facility with 

Ancillary Outside Storage’ to amend the previously approved Phasing Plan for the 
development of the site.  

Summary: The property is currently out of compliance with the previously approved Special Use 
Permit and the petitioner seeks to remedy this by amending the approved Phasing Plan to 
begin performing the required improvements to the site this year.      

Recommendation: Staff recommends the Plan Commission pass a motion recommending 
APPROVAL of the proposed amendment to the Special Use Permit to amend the 
approved Phasing Plan, subject to the following conditions: 

i. Conditions 1 and 2, as set forth in Section 1 of Ordinance 18-O-0026
approving the Special Use Permit shall carry forward in their entirety and
remain in full force and effect.

ii. Condition 3, as set forth in Section 1 of Ordinance 18-O-0026 approving
the Special Use Permit shall be deleted in its entirety.

iii. The subject realty shall be developed in substantial conformance with the
Phasing Plan C-2.1 prepared by Webster, McGrath & Ahlberg, dated
October 30, 2013, with a last revision date of December 14, 2022, a copy
of which is attached hereto and incorporated herein as Exhibit “E”.

iv. The petitioner shall begin construction of the improvements to the site
indicated on the approved plans no later than May 1, 2023 and the
petitioner shall work diligently until completion of all improvements.

v. The petitioner shall submit a status report to the Community Development
Department indicating the progress of the work which shall include the
work completed and the work to be performed. Such report shall be
submitted no later than November 30th of each calendar year until all
improvements have been completed, inspected, and found to be in
compliance with all plans, codes, and ordinances of the City.

vi. Failure to comply with these terms shall result in a notice of violation and
may result in a revocation of the Special Use Permit.
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Public Notice.  
All public notice requirements were completed including a notice of public hearing published in the 
Daily Herald on Monday, January 23, 2023, notification to all property owners within 250 feet of the 
subject property, and placement of hearing signs on the property visible from Washington Street.  
 
Adjacent Property Zoning and Land Use Information 

Location Adjacent Zoning Adjacent Land Use  Comprehensive Plan 
North M Manufacturing   Union Pacific Railyard Railroad 
South M Manufacturing 

  
Industrial (Former 
General Mills Facility) 

Industrial 

East M Manufacturing 
 

Contractor’s Office with 
Outside Storage   

Industrial  

West M Manufacturing Stormwater Detention  Industrial 

 
Background  
The petitioner originally owned and occupied only the western six acres of the overall eight acre subject 
property. Prior to 2018, the use of the property as a salvage and recycling facility, known as The 
Crusher, was considered a non-conforming use because no use category existed for this type of use. In 
2008, the petitioner purchased the eastern two acres of the subject property, which contained a non-
conforming use consisting of a boat and RV storage facility. These two acres were purchased with the 
intention of eliminating the boat and RV storage facility and expanding the salvage yard operations. In 
2009, the City approved a text amendment to add a use category and regulations for salvage and 
recycling facilities to the Zoning Code. In 2018, the petitioner sought and received approval of a Special 
Use Permit to bring the entire property into compliance and for the eventually expansion of the 
operation to the eastern two acres.  
 
2018 Special Use Approval.  
The Special Use was approved in May of 2018 under Ordinance 18-O-0026. Several improvements to 
the site were proposed to bring the property into compliance with the City’s zoning regulations. To 
achieve these improvements, a Phasing Plan was approved as part of the Special Use approval. The site 
would be developed in two phases. Phase I included installing a parking lot, new driveways, upgraded 
entrances, patching existing pavement and providing fire lane striping on the western portion of the 
property. Berming and landscaping was also to be installed on the western half of the property. Patching 
the curb and gutter along the portion of Washington Street adjacent to the site would be included in this 
phase as well. This phase was to be completed no later than December 31, 2019.  
Phase II consisted of grading the eastern portion of the property along Washington Street and installing 
significant landscaping on the eastern portion of the property. Floodplain compensatory storage basins 
were also to be constructed on the far eastern portion of the property where the existing RV and Boat 
storage use is located. This phase was to be completed by December 31, 2022. Neither phase was ever 
implemented and the stormwater permit authorization from Dupage County for the floodplain 
compensatory storage installation expired at the end of 2022. The property, therefore, is out of 
compliance with the Special Use Permit and could be revoked.  
 
Requested Amendment 
The petitioner has indicated they are prepared to begin the improvements to the site this year with Phase 
I to be completed by December 31, 2024 and Phase II to be completed by December 31, 2026. A request 
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to renew the DuPage County stormwater permit authorization was submitted this past December to 
DuPage County. The renewed authorization would expire at the end of 2026. The petitioner is not 
proposing any changes to the approved development plans. The only change to the Phasing Plan is the 
date of completion for each of the two phases.   
To ensure that work begins in a timely manner and is completed with no delays, staff recommends a 
condition be placed that the petitioner be required to begin construction of the improvements to the site 
no later than May 1, 2023 and shall work diligently until completion. Additionally, staff recommends a 
condition that the petitioner be required to submit a status report to the Community Development 
Department no later than November 30th of each calendar year. This report shall indicate the progress of 
the work including work that has been completed and work that must still be performed. Failure to do so 
shall result in a Notice of Violation and may result in revocation of the Special Use Permit.  

 
Exhibits.  
Exhibit A Location Map 
Exhibit B Zoning Map 
Exhibit C Aerial Photo 
Exhibit D Amended Phasing Plan prepared by Webster McGrath consisting of one page (Sheet C-

2.1) dated October 30, 2013 with a final revision date of December 14, 2022 
Group  
Exhibit E Ordinance 18-O-0026 
Exhibit F Written Public Comments submitted to the Community Development Department  

 
 



PE
AR

L 
 S

T

CHURCH  S
T

N
O

R
R

IS
  S

T

AV
AR

D
  A

V
E

M
ILO

   C
T

WASHINGTON ST

HARRISON ST

ANN ST

UNION PACIFIC RR

SH
E

R
M

A
N

  ST

TO
W

N
 R

D

CHURCH ST

WASHINGTON  ST

UNIO
N PACIFIC R

R

CHURCH
ST

´
1 inch = 417 feet

EXHIBIT "A" - Location Map
629-651 W Washington Street



PE
AR

L 
 S

T

CHURCH  S
T

N
O

R
R

IS
  S

T

AV
AR

D
  A

V
E

M
ILO

   C
T

WASHINGTON ST

HARRISON ST

ANN ST

UNION PACIFIC RR

SH
E

R
M

A
N

  ST

TO
W

N
 R

D

CHURCH ST

WASHINGTON  ST

UNIO
N PACIFIC R

R

CHURCH
ST

´
1 inch = 417 feet

EXHIBIT "B" - Zoning Map
629-651 W Washington Street



AV
AR

D
 A

VE

WASHINGTON ST

HARRISON ST

UNION PACIFIC RR

´
1 inch = 167 feet

EXHIBIT "C" - Aerial Photo
629-651 W Washington Street



RIM=752.37

FE=754.99

FE=755.66

T
F

=
7
5
8
.1

1

FE=755.03

FE=756.11

FE=755.92

ASPHALT PAVEMENT

ASPHALT PAVEMENT

CONCRETE 

CONCRETE 

CONCRETE 

CONCRETE 

CONCRETE AND GRAVEL

CONTAINERS NOT MAPPED)

(MISCELLANEOUS STORAGE

ACTIVE RECYCLING AREA

CONCRETE 

STEEL  EDGING

CONC. W
ALK

CONC. W
ALK

S
C

A
L
E

52.1

4
6
.1

4
7
.1

2
5
.6

2
5
.4

52.1

10.0 9.9

31.0

31.0

6
0
.6

FE=752.6

CAR CRUSHING EQUIPMENT

APPARATUS
CAR CRUSHING

CRUSHING EQUIPMENT

FRAME HOUSE

TWO STORY 

CHICAGO       AND       NORTHWESTERN       RAILROAD

PARCEL 1 PARCEL 2 PARCEL 6PARCEL 5PARCEL 4

PARCEL 3

T
O

W
N

 R
O

A
D

S
U

B
D
IV
IS
IO

N

W
E
S
T

G
O
 
P

R
O
P
E

R
T
IE

S
 
2

L
O
T
 
4

C
O

N
C

R
E

T
E

 

BROKEN CONCRETE & GRAVEL

BUILDING

 BRICK 

STORY

ONE 

FE=756.28

TF=757.37

F
E

=
7

5
5
.3

0

FE=752.73

GARAGE

FRAME 

CONCRETE 

W
IT

H
 

G
R

A
V

E
L
 
F

L
O

O
R

M
E

T
A

L
 
S

H
E

D

O
N

E
 

S
T

O
R

Y

BLDG.

 CONC. BLOCK

STORY

ONE 

BLDG.

FRAME 

CONCRETE 

CONC.

ASPHALT P
AVEMENT

CONC.

GAS METER

CONC. FOUNDATION

EDGE OF CONCRETE

EDGE OF CONCRETE

S
C

A
L
E

MOBILE TRAILER

MOBILE TRAILER

COVERED AREA

CONTAINER

STORAGE 

GRAVEL

GRAVEL

# 651

BUILDING

 METAL CLAD

STORY

ONE

STORAGE AREA

COVERED 

#621

BUILDING

ONE-STORY

WASHIN
GTON 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
 

   
   

   
   

   
   

   
   

 STREET

(GENEVA  
 ROAD)

GRAVEL

GRAVEL

A
V

A
R

D
 
 
 

A
V

E
.

FUEL STORAGE TANK

STORAGE RACKS

COVERED AREA

STORAGE CONTAINERS

STEEL  EDGING

748

7
4
8

7
5
0

7
5
2

752

750

7
5
07
5
2

7
4
8

7
4
8

7
5
0

7
5
2

7
5
2

7
5
0

7
4
8

752

752

752
751

751

+

+

+

+

+

+
+

+

+

+

+

+

+

+
+ +

+

+

+

+

+

+

+

+

+

+

+

+

+

+ +

+

+

+

+ + +
+ +

+

+ + + +

+ + + + + + + +

+

+

+
+

+++++++

40 800

GRAPHIC SCALE - FEET

JOB #

DRAWN:

SCALE:

SHEET #

Section-Township-Range

R
E

V
#

D
A

T
E

R
E

V
IS

IO
N

 D
E

S
C

R
IP

T
IO

N

O
v

e
r 

1
0

0
 Y

e
a
rs

 o
f 

S
e
rv

ic
e
 t

o
 C

li
e
n

ts

SHEET NAME

SURV:

REVIEW:

DATE:

B
Y

D
e
s
ig

n
 F

ir
m

 L
ic

e
n
s
e
 N

o
. 
1
8
4
-0

0
3
1
0
1

P
h

: 
(6

3
0

)6
6

8
-7

6
0

3
  

  
F

a
x

: 
(6

3
0

)6
8

2
-1

7
6

0

2
0
7
 S

o
u
th

 N
a
p
e
rv

il
le

 R
o
a
d
, 
W

h
e
a
to

n
, 
Il

li
n
o
is

 6
0
1
8
7

L
A

N
D

 S
U

R
V

E
Y

IN
G

 -
 C

IV
IL

 E
N

G
IN

E
E

R
IN

G
 -

 L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
U

R
E

W
e
b
s
t
e
r
, 
M

c
G

r
a
t
h
 &

 A
h
l
b
e
r
g
, 
L

t
d
.

A
U

T
O

 R
E

C
Y

C
L

E
R

S

S
i
t
e
 I

m
p

r
o

v
e
m

e
n

t
s

T
h
e
 C

r
u
s
h
e
r

41727

1" = 40'

SMR

JCV

DuPage:  NW¼  09-39-09

6
3
0
-2

3
1
-6

8
8
8

W
e
s
t 

C
h
ic

a
g
o
, 
IL

 6
0
1
8
5

6
5

1
 W

. 
W

a
s
h

in
g

to
n

 S
tr

e
e
t

T
H

E
 C

R
U

S
H

E
R

P
r
e
p
a
r
e
d
 F

o
r
: 

RLS / BMB

10-30-13

$
M

O
D

E
L

N
A

M
E

$
M

O
D

E
L

:

$
F

IL
E

L
$

F
IL

E
:

$
D

A
T

E
$

D
A

T
E

:

R
U

S
H

E
R

T
H

E

R
E

V
IS

E
D

 P
L

A
N

 F
O

R
 R

E
S

ID
E

N
T

IA
L

 S
E

T
B

A
C

K
1

0
6
-1

8
-2

0
1
4

B
M

B

0
7
-1

3
-2

0
1
5

2
R

E
S

P
O

N
D

 T
O

 C
IT

Y
 C

O
M

M
E

N
T

S

R
E

S
P

O
N

D
 T

O
 C

IT
Y

 C
O

M
M

E
N

T
S

0
3
-0

9
-2

0
1
8

3 4
0
6
-0

7
-2

0
1
9

B
M

B

B
M

B

R
L

S
R

E
S

P
O

N
D

 T
O

 D
u

P
A

G
E

 C
O

U
N

T
Y

 C
O

M
M

E
N

T
S

R
E

S
P

O
N

D
 T

O
 D

u
P

A
G

E
 C

O
U

N
T

Y
 C

O
M

M
E

N
T

S
0
8
-0

1
-2

0
1
9

5 6
0
9
-1

7
-2

0
1
9

R
E

V
IS

E
 C

IT
Y

 M
A

T
E

R
IA

L
 L

IS
T

E
X

T
E

N
S

IO
N

 R
E

Q
U

E
S

T
1
2
-1

4
-2

0
2
2

7

To be completed by 12/31/2024

Phase 1 Limits

To be completed by 12/31/2026

Phase 2 Limits

Pavement

West Yard

Patch Existing

Phase 1

Lane Striping

Provide Fire

Phase 1

Pave East Yard

Phase 2

Storage Basins

Compensatory

Flood Plain

Phase 2

Landscaping

Half of Front Yard 

New Drives and West

Install Parking Lot and

Phase 1

Patch Curb & Gutter
Phase 1

P
h
a
s
e
 1

P
h
a
s
e
 2

Landscaping

Grading &

Phase 2

Plan

Phasing 

C-2.1

Phase Boundary

Exhibit "D"



Group Exhibit "E" 1 of 10



Group Exhibit "E" 2 of 10



Group Exhibit "E" 3 of 10



Group Exhibit "E" 4 of 10



Group Exhibit "E" 5 of 10



Group Exhibit "E" 6 of 10



Group Exhibit "E" 7 of 10



Group Exhibit "E" 8 of 10



Group Exhibit "E" 9 of 10



Group Exhibit "E" 10 of 10



From: Rob Elliot
To: John sterrett
Subject: Case PC 23-01
Date: Friday, January 27, 2023 10:59:48 AM

John Sterrett , City Planner,
We, as WestGO Properties LLC and Elliot Construction Corp. are owners
of some properties West of The Crusher 629-651 West Washington Street,
West Chicago, Illinois.
We are aware of the improvements David Neumaier has planned and
requested.
The Crusher has made many improvements to their property and greatly
improved
the appearance along West Washington Street. Knowing their desire to provide
changes to the property and because of past experience, we approve of
allowing
approval of the amendment to the Special Use Permit.
Thank you for the opportunity to voice are approval.
Rob,
Rob Elliot

1101 Hill Avenue
Glen Ellyn, IL 60137 
630-469-1823 x 104  
www.elliotconstruction.com

Exhibit "F"

mailto:Jsterrett@westchicago.org
http://www.elliotconstruction.com/
johns3
Typewritten Text

johns3
Typewritten Text

johns3
Typewritten Text



 

 
 

MEMORANDUM 
 

 
TO:  Plan Commission/Zoning Board of Appeals  
FROM: John Sterrett, City Planner  
  

DATE:  February 2, 2023 
 

RE: 2023 Zoning Map Approval 
  
 

Staff Recommendation 
Staff recommends that the Plan Commission/Zoning Board of Appeals recommend approval of the 2023 
Zoning Map, dated January 31, 2023, to the Development Committee.   
 
Background 
Illinois State Statute 63 ILCS 5/11-13-19 requires municipalities to formally approve an official zoning 
map on an annual basis.   
 
Zoning Map Changes 
No annexations nor subdivisions occurred in 2022. One zoning map amendment was approved in 2022 
to rezone 51 acres of property on the east side of Fabyan Parkway, approximately 1,400 feet south of 
Roosevelt Road, from ORI, Office Research Industrial to M, Manufacturing. One lot consolidation 
occurred along Prince Crossing Road, just north of Main Street. Both of these changes are reflected on 
the 2023 Zoning Map. As with every year, staff has verified that all information on the Zoning Map is 
accurate.   
 
Exhibits 
Proposed 2023 Zoning Map dated January 24, 2023. 
 
 
 
 
 
 
 
 
 
 
G:\Development Projects\2023\23-02 - 2023 Zoning Map\Staff Report 2.2.23.doc 

DEPARTMENT OF. 

COMMUNITY                 DEVELOPMENT 
      TOM DABAREINER, AICP 

DIRECTOR 
(630) 293-2200 

FAX (630) 293-1257 
www.westchicago.org 
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