
 

 

 AGENDA 

CITY OF ST. CHARLES 

PLANNING & DEVELOPMENT COMMITTEE 

ALD. CLIFF CARRIGNAN – CHAIRMAN 
 

MONDAY, JULY 16, 2012 - 7:05 PM 

IMMEDIATELY FOLLOWING GOVERNMENT OPERATION MEETING 

CITY COUNCIL CHAMBERS 

2 E. MAIN STREET 

 

 

1. CALL TO ORDER 

 

2. ROLL CALL 

 

3. COMMUNITY DEVELOPMENT 

 

a. Recommend approval of a Special Use on a portion of the property located at 2900 

Dukane Drive for Manufacturing, Heavy (Concrete Batch Plant). 

 

b. Recommend approval of a Map Amendment, Amendment to a Special Use for a 

Planned Unit Development, and a PUD Preliminary Plan(Corporate Reserve Multi-

Family Residential). 

 

4. ADDITIONAL BUSINESS  

 

5. ADJOURNMENT 



 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommend Approval of a Special Use on a Portion of the Property 
Located at 2900 Dukane Drive for Manufacturing, Heavy (Concrete 
Batch Plant) 

Presenter: Matthew O’Rourke 

Please check appropriate box: 
 Government Operations        Government Services 

X Planning & Development– (7/16/12)    City Council 
 Public Hearing   
 
Estimated Cost:  NA Budgeted:     YES  NO  
If NO, please explain how item will be funded: 

 
Executive Summary: 
RA Seaton Contractor Services, LLC. has submitted an Application for a Special Use for Manufacturing, Heavy on a 
portion of the property located at 2900 Dukane Drive.  The proposed use is for a temporary concrete batch plant.  This plant 
will supply the necessary concrete to Martam Construction, Inc. for the IDOT improvements to Rt. 64.  The details of the 
proposal are as follows:   
• One temporary concrete batch plant erected at the southwest corner of the property that is owned by Dukane, Inc. (2900 

Dukane Drive).   
• The concrete batch plant will be completely removed and the site will be restored once the construction projects on Rt. 

64 are completed. (Estimated completion date is November of 2013)  
• Two curb cuts will be created to serve as a truck entrance and exit. 
• All materials related to the manufacture of concrete will be stockpiled on the site. 
• Operation of the facility will begin at 6am.   
• The plant will be in operation approximately 12 days in 2012 and 12 days in 2013.  

Plan Commission Recommendation 
The Plan Commission held a public hearing on 6-19-12 to discuss the proposal.   

The Plan Commission recommended approval of the proposal contingent upon resolution of all Staff comments and subject 
to the conditions drafted by Staff on 7-3-12.  The vote was 4-AYE to 0-NAY. 
Attachments: (please list) 

Site Plan; received 5/31/2012; Applications and Attachments; received 5/31/2012; Model S Batch Plant Product 
Information; RexCon, LLC; Stormwater Prevention Pollution Control Plan; received 6/26/2012; Stormwater Prevention 
and Site Restoration Bullet Point Summary; received 6/26/2012; Flexstorm IPP Inlet Filters Cover Spec. Sheet; received 
6/26/2012; Draft Road Maintenance Agreement; received 6/21/2012; Draft Dust Control Plan; received 6/21/2012.  

Recommendation / Suggested Action (briefly explain): 
Recommend approval of the Special Use for Manufacturing, Heavy (Concrete Batch Plant) contingent upon satisfaction of 
any outstanding Staff Comments and subject to the following conditions: 
1. The Special Use shall terminate on December 31, 2013 and equipment shall be removed by December 31, 2013.  Full 

restoration of the site shall be completed by April 30, 2014. 
2. The Special Use shall be limited to fifteen (15) days of concrete batch plant operation in the calendar years 2012 and 

2013 respectively. 
3. Submittal of a detailed Final Stormwater Prevention Pollution Control Plan. 
4. All traffic related to the Special Use shall be limited to Stone and Dukane Drives. 
5. The applicant shall enter into a maintenance agreement for repair of Stone and Dukane Drives. 
6. The applicant shall enter into an agreement with the City to monitor dust, soil erosion, and cleaning. 
7. The Special Use shall only be utilized to supply the construction/reconstruction of Rt. 64 between 7th Avenue and Rt. 

59. 
For office use only: Agenda Item Number: 3a  

 



 

 

 
 
 
 
 
 
Staff Report 
 
TO:  Chairman  
  And Members of the Government Operations Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  2900 Dukane Drive, Special Use for Manufacturing, Heavy (Concrete Batch Plant) 
 
DATE:  July 3, 2012 
 
 
APPLICATION INFORMATION: 

Project Name: 2900 Dukane Drive (Concrete Batch Plant) 

Applicant:  RA Seaton Contractor Services, LLC. 

Purpose:  Use a portion of the property located at 2900 Dukane Drive for a 
temporary concrete batch plant.  

 
 

 

General Information: 
 

Site Information 
Location 2900 Dukane Drive, Southwest corner of the property. 
Acres 34.2 (Property) 1.8 (Concrete Batch Plant) 

 
Applications 1) Special Use for Manufacturing, Heavy (Concrete Batch Plant) 
Applicable 
Zoning Code 
Sections 

Table 17.16-1 Office/Research, Manufacturing and Public Lands Permitted 
and Special Uses  
Table 17.16-2 Office/Research, Manufacturing and Public Lands Bulk 
Regulations 
17.30 Definitions 
17.24.110 Required Off-Street Parking for Manufacturing, Light & Heavy, and 
Warehouse Distribution Uses 

 
Existing Conditions 

Land Use Vacant/Dukane, Inc. 
Zoning M-2 – Limited Manufacturing 

 
Zoning Summary 

North M-2 – Limited Manufacturing Manufacturing/Industrial Businesses 
East M-2 – Limited Manufacturing Manufacturing/Industrial Businesses 
South M-2 – Limited Manufacturing Manufacturing/Industrial Businesses 
West M-2 – Limited Manufacturing Manufacturing/Industrial Businesses 

 
Comprehensive Plan Designation 

Manufacturing  

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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II. OVERVIEW: 

 
RA Seaton Contractor Services, LLC. has submitted an Application for a Special Use for 
Manufacturing, Heavy on a portion of the property located at 2900 Dukane Drive.  The proposed 
Manufacturing, Heavy use is for a temporary concrete batch plant.  This plant will supply the 
necessary concrete to Martam Construction, Inc. for the IDOT improvements to Rt. 64.  Martam, 
Inc. is the company hired by IDOT to construct these improvements.  The details of the proposal 
are as follows:   
• One temporary concrete batch plant erected at the southwest corner of the property that is 

owned by Dukane, Inc. (2900 Dukane Drive).   
• The concrete batch plant will be completely removed and the site will be restored once the 

construction projects on Rt. 64 are completed. (Estimated completion date is November of 
2013)  

• Two curb cuts will be created to serve as a truck entrance and exit. 
• All materials related to the manufacture of concrete will be stockpiled on the site. 
• Operation of the facility will begin at 6am.   
• The plant will be in operation approximately 12 days in 2012 and 12 days in 2013.   

 
III. ZONING ANALYSIS 

 
Staff has reviewed the proposal to ensure compliance with the relevant bulk standards established 
in Title 17 the Zoning Ordinance.  The following is a summary of that review:  
 
1. PERMITTED AND SPECIAL USES 

 
The proposed concrete batch plant is considered a Manufacturing, Heavy use as defined by 
Section 17.30.020 Manufacturing, Heavy: 
  

“Activities or processes that may involve the storage of large volumes of  
highly flammable, toxic matter or explosive materials needed for the manufacturing 
process, and may involve outdoor operations. Typical heavy manufacturing uses include, 
but are not limited to: concrete batch plants, concrete, tile or brick manufacturing, 
automobile, truck and tire assembly, ammonia or chlorine manufacturing, metal casting 
or foundries, grain milling or processing, metal or metal ore production, refining, 
smelting or alloying, petroleum or petroleum product refining, boat, pool and spa 
manufacturing, slaughtering of animals, glass manufacturing, paper manufacturing, and 
wood or lumber processing. The assembly, fabrication or processing of goods and 
materials using processes that ordinarily have greater than average impacts on the 
environment, or that ordinarily have significant impacts on the use and enjoyment of 
adjacent property in terms of noise, smoke, fumes, odors, glare or health and safety 
hazards, are considered Heavy Manufacturing.” 
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2. BULK STANDARDS 

 
Staff has reviewed the proposal to ensure compliance with the relevant bulk standards 
established in Chapter 17.16 Office/Research, Manufacturing, and Public Lands.   
 
Table 1 details Staff’s review of the established bulk standards of Table 17.16-2 
Office/Research, Manufacturing, and Public Lands Office/Research, Manufacturing, 
and Public Lands Bulk Regulations. 
 
Table 1 

Category 
Zoning 

Ordinance 
Standard (M-2) 

Existing 
Dukane Lot 

Proposed Concrete 
Batch Plant Site Area 

Lot Area None 34.2 Acres 1.8 Acres 
Lot Width None 1,052.28’ 260’ 
Building Setbacks:    

Front Setback 40 Feet N/A 120 Feet (Approximate) 
Interior Side 20 Feet N/A 55 Feet (Approximate) 
Exterior Side 10 Feet N/A 60 feet 
Rear 30 Feet N/A 60 Feet (Approximate) 

Building Coverage (FAR) 60 % 16.3% N/A 
 
Building Height 
 
The maximum permitted building height in the M-2 Zoning District is 60 Feet.  The total 
height of the facility is approximately 64’.  However, per Section 17.30.030 General 
Definitions, building height is defined as follows: 

“Building Height.  The vertical distance from grade at the midpoint of the required front 
building line to a specified point on the building:  
A.  In the case of a flat roof, to the highest point of the wall or parapet; if the building 

design provides for enclosed mechanical equipment on the roof, the building height 
shall be measured to the highest point of the enclosing structure, if the enclosing 
structure comprises more than 20% of the lot coverage of the building. 

B.  In the case of a gable, hip, gambrel or mansard roof, to the top of the ridge of the 
highest area of thereof.  Building elements extending above the main portion of the 
building such as chimneys, spires, steeples, towers, elevator penthouses, tanks and 
similar projections shall not be included in calculating building height, unless the 
area of a horizontal plane through the widest part of the building element comprises 
more than 20% of the lot coverage of the building.” 

 
Based on the language contained in subsection B and the Model S Batch Plant Product 
information submitted by the applicant, the height of the structure per the Zoning Ordinance 
definition is 58 feet tall.  There are a couple of chimney/tower structures only that exceed the 
60’ maximum building height requirement.   
 
Parking 
 
Per Section 17.24.110 Required Off-Street Parking for Manufacturing, Light & Heavy, 
and Warehouse Distribution Uses, the parking requirement for a Manufacturing, Heavy 
facility is 1 space per every 1,000 square feet of gross floor area.  Since there is no gross floor 
area, there is no way to calculate the off-street parking space requirement.   
 



Staff Report– 2900 Dukane Drive Special Use for Manufacturing, Heavy (Concrete Batch Plant) 
7/3/2012 
Page 5 

 

The applicant has stated that they will provide off-street parking spaces for the employees to 
use when the plant is in operation.   

 
3. SPECIAL USE FINDINGS OF FACT SECTION 17.04.330.C.2 FINDINGS AND 

RECOMMENDATIONS 
 

Staff’s review of the proposed Special Use has revealed existing and proposed conditions that 
could impact the Special Use Findings of Fact for the proposed temporary concrete batch 
plant.  The following is a summary of these items: 
 
a. Street Network 

The Public Works Department has stated that the condition of the roads surrounding 2900 
Dukane Drive are in a failing state.  There are concerns that the excessive weight of the 
trucks carrying loads of concrete will hasten the deterioration of these roads and 
ultimately affect the ability of surrounding property owners to utilize this road network.   
 
Section 17.04.330.2 Finding of Fact and Recommendations - Finding of Fact b states 
the following, “Sufficient Infrastructure:  That adequate utilities, access roads, 
drainage and/or necessary facilities have been, or are being provided.”    
 
Staff Comment: 
 
Given the known condition of the surrounding road network, Staff is working with the 
applicant to create an action plan to address any deterioration issues caused by the 
operation of the concrete batch plant.   
 
Response: 
 
The applicant has submitted a revised draft maintenance agreement (attached to this 
report) requiring the applicant to repair any damage to the surrounding roads for the 
duration of the construction project.  Staff is still in the process of reviewing these 
documents.  This document will be finalized before City Council approval. 
 

b. Environmental 
 
Since there will be stockpiling of various materials used to make concrete on this site, 
there will need to be sufficient measures taken to control dust, material erosion, and run-
off from these materials.  The entrance to the proposed concrete batch plant is located 
where stormwater from the property enters the regional stormwater system.  Stormwater 
leaving this site makes its way to the 7th Avenue Creek, which could potentially impact a 
number of downstream properties.  Please consider the following:   
 
Section 17.04.330.2 Finding of Fact and Recommendations, Special Use Finding of 
Fact c states the following, “Effect of Nearby Property: That the Special Use will not 
be injurious to the use and enjoyment of the other property in the immediate 
vicinity of the purposes already permitted, nor substantially diminish or impair 
property values within the neighborhood.”    
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Staff Comments: 
 
As part of this permit, there will need to be a stormwater pollution prevention plan that 
clearly identifies the methods the applicant will use to mitigate all concerns related to 
dust and erosion caused by the site disturbance and stockpiled materials.   
 
The proposal will also be subject to the standards stated in Section 17.22.050.D Dust 
and Air Pollution as follows: 
 

“Dust and other types of air pollution, borne by the wind from sources, such as 
storage areas, yards, roads, conveying equipment and the like, within lot boundaries, 
shall be kept to a minimum by appropriate landscaping, screening, sheltering, paving, 
fencing, wetting, collecting or other acceptable means. No persons shall cause, or 
allow, the emission of fugitive particulate matter across lot lines visible to an observer 
looking generally toward the zenith, beyond the property line. This requirement shall 
not apply when the wind speed is greater than twenty-five (25) miles per hour. 
Determination of wind speed for the purposes of this rule shall be by a one (1) hour 
average or hourly-recorded value at the nearest official station of the U.S. Weather 
Bureau or by wind speed instruments operated on the site.” 
 

Response: 
 
The applicant has submitted a preliminary Stormwater Prevention Pollution Control Plan 
that Staff is in the process of reviewing.  The preliminary plans and description are 
attached to this report for review.  The applicant will need to show the following 
information on the final plans: 
• A to scale site plan of the concrete batch plant and all equipment. 
• The location off all stock piled materials and related silt fencing. 
• Location of the new water service pipes, related appurtenances, and the sizes of these 

items. 
• Location of the boundary silt fence. 
• Location of the inlet filters. 
• Location of the build check dam for washout. 
• Location of the topsoil stockpile that has been stripped from the site.  Details about 

the temporary seed mix should also be shown on the plans. 
• Location of the silt fence around the topsoil stock pile. 
• Location of the all Recycling Asphalt Product (RAP) on the site. 
• Location of the proposed swale around the border of the site. 
• Grading plan demonstrating a positive drainage flow (as stated in the bullet point 

summary.) 
 

c. Special Use Timing 
 
The applicant has stated that the concrete batch plant will only be located on this site for 
the duration of the IDOT Rt. 64 reconstruction projects, and once these projects are 
complete the concrete batch plant will be removed.  The IDOT projects are scheduled to 
be complete by the end of November 2013.   
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IV. PLAN COMMISSION RECOMMENDATION 
 
The Plan Commission held a Public Hearing on 6-19-12 to discuss the proposal. 
 
The Plan Commission recommended approval of the proposal contingent upon resolution of all 
outstanding Staff Comments and subject to the conditions drafted by Staff on 7-3-12.  The vote 
was 4-AYE to 0-NAY contingent upon resolution of all outstanding Staff comments.   
 

V. REQUESTED ACTION 
 
Staff recommends approval of the Special Use for Manufacturing, Heavy (Concrete Batch Plant) 
contingent upon satisfaction of any outstanding Staff Comments and subject to the following 
conditions:  
1. The Special Use shall terminate on December 31, 2013.  All construction equipment shall be 

removed from the site by December 31, 2013.  Full restoration of the site shall be completed 
by April 30, 2014. 

2. The Special Use shall be limited to fifteen (15) days of concrete batch plant operation in the 
calendar year 2012 and limited to fifteen (15) days of concrete batch plant operation in the 
calendar year 2013.   

3. A detailed Final Stormwater Prevention Pollution Control Plan shall be submitted, reviewed 
and approved by the City before the site is occupied or disturbed in any way and before any 
permits are issued.   

4. All traffic related to the Special Use be limited to Stone and Dukane Drives no traffic shall 
utilize Production Drive. 

5. The applicant shall enter into a maintenance agreement with the City, agreeing to repair any 
damage to Stone and Dukane Drives caused by the operations of the Special Use including 
but not limited to: 
• Delivery of any materials in association with the Special Use. 
• Shipping of any product produced by the Special Use. 
• Clean-up and restoration of the site. 
• Any additional vehicular activity generated by the operation of the Special Use. 

6. The applicant shall enter into an agreement with the City requiring the applicant to 
adequately monitor dust, soil erosion, and cleaning during the operation of the Special Use.   

7. The Special Use shall only be utilized to supply the construction/reconstruction of Rt. 64 
between 7th Avenue and Rt. 59. 

 
VI. FINDINGS OF FACT FOR SPECIAL USE: 

 
1. Public Convenience:  The Special Use will serve the public convenience at the proposed 

location. 
 
The proposed temporary Special Use will provide the necessary concrete materials for the Rt. 
64 widening and reconstruction projects, and assist in the facilitation of the projects in a 
timely manner.  This will help mitigate the impacts of the projects to the properties affected 
by the construction. 

 
2. Sufficient Infrastructure:  That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided. 
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Staff has identified that the roads in this area are failing.  However, a maintenance agreement 
with the City will require the applicant to maintain, repair, or reconstruct any portion of City 
streets damaged by any activity related to the operation of the Special Use.   
 

3. Effect on Nearby Property:  That the Special Use will not be injurious to the use and 
enjoyment of other property in the immediate vicinity for the purposes already 
permitted, nor substantially diminish or impair property values within the 
neighborhood. 
 
The location is in an industrial area zoned M-2 Limited Manufacturing.  The Special Use 
shall only be permitted to operate for a total of 15 days in the 2012 calendar year and 15 days 
in the 2013 calendar year.  The applicant is responsible for all site maintenance and 
mitigating any issues created by the stockpiling of materials, the construction of the plant, 
and the operation of the Special Use.  Furthermore, the Special Use will be removed at the 
end of the 2013 calendar year.   
 

4. Effect on Development of Surrounding Property:  That the establishment of the Special 
Use will not impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. 
 
The majority of the surrounding property is already developed, and the proposed use will be 
removed at the end of the 2013 calendar year.   
 

5. Effect on General Welfare:  That the establishment, maintenance or operation of the 
Special Use will not be detrimental to or endanger the public health, safety, comfort or 
general welfare. 
 
The applicant will be required to mitigate any dust, soil erosion, or road maintenance issues 
that result from the operation of this batch plant.  The concrete batch plant is required to be 
removed at the end of the 2013 calendar year, and the applicant will be required to restore the 
site back to the condition it was in before the construction of the plant.   
 

6. Conformance with Codes:  That the proposed Special Use conforms to all existing 
Federal, State and local legislation and regulation and meets or exceeds all applicable 
provisions of this Title, except as may be varied pursuant to Special Use for Planned 
Unit Development. 
 
The proposed Special Use for Manufacturing, Heavy (concrete batch plant) will comply with 
all relevant standards of the Zoning Ordinance.  No permits for the establishment of the 
concrete batch plant will be issued until all Staff comments have been addressed in a manner 
deemed acceptable by the City.   

 
VI. ATTACHMENTS 

• Stormwater Prevention Pollution Control Plan; received 6/26/2012. 
• Stormwater Prevention and Site Restoration Bullet Point Summary; received 6/26/2012. 
• Flexstorm IPP Inlet Filters Cover Spec. Sheet; received 6/26/2012. 
• Draft Road Maintenance Agreement; received 6/21/2012. 
• Draft Dust Control Plan; received 6/21/2012. 

 
Cc: Russell Colby, Planning Division Manager 
 Rebecca Seaton, RA Seaton Contractor Services, LLC., Applicant        
 Britt Lienau, Elmhurst Stone 



















MAINTENANCE AGREEMENT 
 
Let this serve as an agreement between Martam Construction and 
the City of St Charles for the maintenance of Dukane and Stone 
Drives between Production and Kirk for the term of the proposed 
special use. Martam proposes to maintain and or repair any 
damages caused by excessive traffic attributed to their shipping 
from the proposed concrete batch plant. Maintenance will include 
but not be limited to failing pavement, damaged curbs, restoration 
of parkways and greenspaces. The city will approve all methods of 
repair. The Director of Public Works will make final repair 
decisions. Upon the directors decision Martam will perform the 
repair in no less than 72 hours. Upon completion of repair city staff 
shall inspect in for conformance. This maintenance agreement will 
apply to the construction seasons as follows. Present to November 
30 2012 and April 1st 2013 to November 30 2013 or conclusion of 
project whichever is earlier. Martam will keep before and after 
records to help determine possible damages. This will include 
either photographs or video of the road. Martam would also like 
joint periodic inspections with the City of St Charles to maintain 
the road in a desired manner. In addition to this agreement Martam 
will put up a warranty bond for the road. 
 
 
 
 
By_________________                           By_________________ 
     Martam Construction                               City of St. Charles 



DUST CONTROL PLAN 
 
A number of steps will be taken to address dust control. First of all 
the proposed plant is a central mix batch plant with a two 
compartment stationary dust collection system. A central mix plant 
batches the materials in its drum and discharges the wet concrete 
mixture into the truck. Most people are probably familiar with the 
more common dry batch plant. In a dry batch plant all materials are 
loaded dry into the mixer truck. Unlike a wet mix central batch 
plant, the dry batch has the potential to create dust. Second the 
entire site will be graded with a pervious RAP material. Unlike 
gravel base RAP material tends to be void of fine particles 
reducing dust. Third the contractor will provide a street sweeper on 
the days the plant is in use. Fourth a water truck will be on site to 
wet down any materials that may produce dust. Finally, prior to 
start up a list of phone numbers will be provided to all surrounding 
businesses so any of the questions will be addressed immediately. 



   
 
 

Gentleman: 
 

Enclosed is the method and procedure for what R. A. Seaton is proposing for the limited 
use permit for the concrete plant at 2900 Du Kane.  You will find our storm water 
prevention plan, plant layout, erosion material certifications and restoration materials. 
 
R. A. Seaton has been in the landscape and erosion control business for the State of 
Illinois for the past five years.  Currently we are the Erosion Control Manager on two 
tollway projects that cover 22 miles of construction.  I am confident that we will manage 
this site as required by the City.  We will monitor the site and take corrective action as 
need from the weekly inspections.  The erosion plan that we are submitting maybe altered 
to fit any requests that the City of St Charles may have.   
 
The following page provides a bullet point presentation of the procedures that R. A. 
Seaton plans to implement for the erosion control, storm water management and site 
restoration for the proposed special use permit.  These items are further illustrated on the 
drawings provided. 
 
  
 
         



 
 

1)  EROSION CONTROL/STORM WATER MANAGEMENT:  
• Install silt fence around perimeter of batch plant site 
• Install inlet filter on roadways to plant site   
• Weekly inspection of erosion control starts once silt fence is installed 
• 7 day cycle of inspection is established 
• After ½” rainfall inspection of erosion control will be performed 
• Inlet filter to be cleaned at 25%  of capacity   
• Water plant area as needed when material is being imported and days of 

production 
• Sweep surrounding areas as needed 
• Build check dam for washout 
• Clean washout area as needed 

 
 

2) PLANT AREA PREPARATION: 
• Strip topsoil from site and stock pile 
• Silt fence around topsoil stock pile 
• Temp seed topsoil  
• Place RAP on site 
• Establish positive drainage  
• Establish water source piping 
• Set up plant 

 
3) OPERATION:  

• Haul in material for concrete  
• Production of concrete as needed on jobsite 
• Monitor streets and dust during production days and material import  
• Dust control and cleaning will be maintained during operation 

 
 

4) SOIL RESTERATION: 
• Disconnect water source 
• Remove plant 
• Remove RAP from site 
• Spread topsoil over entire area 
• Restore area with IDOT class 2A and mulch 
• Once the grass establishes remove silt fence and inlet filters 





































2841 Whiting Road Burlington, WI 53105       Tel (262) 539-4050

Visit www.rexcon.com to see all RexCon products.

NEW “direct drive” horizontal shrink drum

IMPROVED  multiple level access

Reversible aggregate bin

48 in. wide, high speed batch belt 
with deep troughing rollers moves 
more material faster.

Aggregate batcher with adjustable 
baffles produces uniform blending of 
aggregates as it  loads the batch belt. 

Water holding tank mounted above 
mixer provides gravity flow of pre-
batched water upon batch controls 
demand.

135 Ton aggregate bin can be 
mounted in either direction so 
footprint of Model S and conveyors 
can adapt to space conditions.

Horizontal shrink drum can be easily 
added to all Model S plants for 
increased production. 

All sections are pin connected, pre-
wired and pre-plumbed for fast 
installation.

FEATURES

The Model S Portable Paving Batch Plant offers portability, volume production, 
and quality mixing.  Modular designed sections are pin connected for fast 
installation on your jobsite.  The Model S produces up to 35 loads per hour 
with a RexCon tilt mixer, and 55 loads per hour when also using the RexCon 
Horizontal Shrink Mixer.

The Model S Batch Plant can be easily converted for portable or permanent 
ready mix applications.

MODEL S BATCH PLANT

THETHE

CONTINUESCONTINUES
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Tilt Mixer Trailer: 12 cu. yd. / 9  cu. m (CPMB) tilt mixer with 
poly lined drum, 30 HP hydraulic pac, emergency mixer tilting, 
and mixer stand. 
Plant Base Trailer: 12 cu. yd. / 9 cu. m (CPMB) aggregate batcher 
with 50,000 lb. load cells, 48” wide batch belt (500 FPM), 20 
HP air compressor with 120 gal. tank, 3” Badger water meter, 
5000 gal. water storage tank, 3 HP aeration blower.
Cement Section Trailer:  2400 cu. ft. / 600 bbl. (CPMB) split 
compartment silo with double wall, high and low bin signals, 
mixer charging hood, five 5“ cement fill pipes, batched water 
holding reservoir.
Aggregate Bin Trailer: 135 Ton / 90 cu. yd. (CPMB) reversible 
bin, with 3 compartments and 3 high level bin signals. 
Electrical System:  460 Volt power panel with starters. 
RexCon RC3 computer batch controls. 

For more information on the Model S, contact your RexCon sales 
support staff.

Gravity cement storage: 3000 cu. ft.  /  750 bbls., single or 
split compartment. 
Auxiliary cement storage: 2200 cu. ft. / 550 bbl., 3000 
cu. ft. / 750 bbl., or 4200 cu. ft. / 1050 bbl., single or split 
compartment. 
Extended length control and power cables. 
Factory installed control and power panel.
Office trailer or container for computer batch controls and 
power panels. 
High Performance Mixing System with two 100 HP reducers 
and drives (in place of 60 HP) and high performance spiral 
blades increases production volume up to 45 loads per hour. 
Material handling conveyors with hopper, control, starter (in 
power panel) and wiring.
AR Steel or polyurethane liners for aggregate bins & batcher. 
RA200 central dust collection.

Specifications are subject to change without notice.

The Tradition Continues

2841 Whiting Road Burlington, WI 53005       
Tel (262) 539-4050    Fax (262) 539-4487
www.rexcon.com

SPECIFICATIONS OPTIONS

135 TON

3 COMP

60'103/8"
7'13/16"

10'21/2"

12 YD. TILTER

11'6"

7'41/8"6'51/4" 17'113/4"

2'

10'21/2"

13/8"
101/2"

10'9"

600 BBL 1/3-2/3
2/3 SIDE NEARSIDE

3-CEMENT FILL PIPES
2-FLY ASH FILL PIPE

41'115/8"

11'8"

7'1"

25'63/8"

5'51/2"

5000 GAL
WATER TANK

63'93/8"

10'

14'1/2"

48"BELTCONVEYOR
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AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommend Approval of a Map Amendment, Amendment to a 
Special Use for a Planned Unit Development, and a PUD 
Preliminary Plan (Corporate Reserve Multi-Family Residential)  

Presenter: Matthew O’Rourke 

Please check appropriate box: 

 Government Operations        Government Services 
X Planning & Development-(7/16/12)    City Council 
 Public Hearing   
 
Estimated Cost:  NA Budgeted:     YES  NO  

If NO, please explain how item will be funded: 
 
Executive Summary: 
Corporate Reserve Development, LLC. has submitted applications for a proposal to modify Lot 8 of the 
Corporate Reserve PUD from the approved office use to multi-family rental units.  The details of this proposal 
are as follows: 
• 331 multi-family units. 
• 15 total multi-family buildings. 

o All residential buildings are 3 stories tall. 
o 5 buildings are shown as walk-outs. 

• Fitness club/leasing office to the south of building # 12. 
• 526 total off-street parking spaces. 
• 2 monument identification signs. 

o 1 is located at the entrance to the development north of Woodward Drive. 
o 1 is located at the intersection of Rt. 64 and Corporate Reserve Blvd. 

• The applicant’s legal counsel has submitted a letter stating that the current annexation agreement is no longer 
applicable since the original agreement has exceeded the 20 year time limit. This item is currently under 
review by the City’s legal counsel.    
 

Plan Commission Recommendation 
The Plan Commission held a public hearing on 6-5-12 to discuss the proposal.   

The Plan Commission recommended approval of the proposal on 6-19-12.  The vote was 4 AYE to 3 NAY. 
The dissenting voters cited the proposed density as the basis for their objection to the proposal.   
Attachments: (please list) 
Site Plans; BSB Design, Inc. dated 5/14/12; Preliminary Engineering Plans; Mackie Consultants, LLC.; dated 
5/16/12; Landscape Plans; Kinsella Landscape, Inc.; dated 05/16/12; Sanitary Sewer Study; Wills, Burke, Kelsey 
and Associates; dated 4/24/2012; Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; 
dated 5/7/2012; Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 5/21/2012; 
Draft Traffic Study; Hampton, Lenzini, and Renwick; dated 7/3/2012; Concept Plan Site Plan; BSB Design, Inc.; 
received 11/14/2011; Email from Paul Robertson – Housing Trust Fund Contribution; dated 6/1/12.  
Recommendation / Suggested Action (briefly explain): 
Recommend approval of an Application for a Map Amendment, an Application for an Amendment to a Special 
Use, and an Application for a PUD Preliminary Plan contingent upon resolution of any outstanding Staff 
Comments.   
For office use only: Agenda Item Number: 3b  

 



 
 
 
Staff Report 
 
TO:  Chairman  
  And Members of the Government Operations Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Corporate Reserve Planned Unit Development (Multi-Family Residential) 
 
DATE:  July 3, 2012  
  
 
I. APPLICATION INFORMATION: 

Project Name: Corporate Reserve Multi-Family Residential Development 

Applicant:  Corporate Reserve Development, LLC. (Paul Robertson)  

Purpose:  Review of Proposed Changes to the approved Planned Unit Development 
from Office Development to Multi-Family Residential Development 

 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
 

Site Information 
Location Lot 8 located west of the existing office building and north of Woodward 

Drive, in the Corporate Reserve Business Park 
Acres 22.63 

 
Applications 1) Amendment to Special Use for a Planned Unit Development 

2) Map Amendment
3) PUD Preliminary Plan 

Applicable 
Zoning Code 
Sections 

17.04.430 Changes in Planned Unit Developments 
17.12 Residential Districts 
Table 17.12-2 Residential District Bulk Requirements 

PUD ORD-
2008-Z-18 

 “An Ordinance Rezoning Property and Granting a Special Use as a Planned 
Unit Developed for Corporate Reserve of St. Charles PUD (A Portion of the 
West Gate Property)” 

 
Existing Conditions 
Land Use Vacant 
Zoning OR- Office and Research (PUD) 

 
Zoning Summary 
North Unincorporated Kane County/ PL 

Public Land 
Forest Preserve 

East OR- Office and Research (PUD) Vacant Office Land / Office Buildings 
South BC-Community Business (PUD) Vacant 
West RM-1 Mixed Medium Density 

Residential District 
Remington Glen Townhomes 

 
Comprehensive Plan Designation 
Business Enterprise 
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Aerial Photograph 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Surrounding Zoning 

 

Subject Property 

Rt. 64

Woodward Drive 

Subject Property 

Rt. 64

Woodward Drive 
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II. BACKGROUND: 

 
A. PROJECT HISTORY 

 
In 2008, the Corporate Reserve Business Park was approved by Ordinance 2008-Z-18 
“An Ordinance Rezoning Property and Granting a Special Use as a Planned Unit 
Developed for Corporate Reserve of St. Charles PUD (A Portion of the West Gateway 
Property)” on the former Cardinal Industries property. The 37.8 acre property was 
rezoned as follows: 
• The portion of the property north of Woodward Drive was zoned OR – Office 

Research PUD (29.8 acres) 
• The portion of the property south of Woodward Drive was zoned BC- Community 

Business PUD (8.00 acres) 
 
In addition to the rezoning of the entire property, the development of the site was 
bifurcated into two phases in the following manner: 
 
Phase I 
• A preliminary PUD Plan was approved for lots 1, 4, 5, 6, and 7 which included the 

majority of site infrastructure, retention ponds, and utility work.  In Phase I, a 
combination of one and three-story offices building were approved on lots 5 and 6.  

• At this time the 2 one story office buildings on lot 6, Woodward Drive, Corporate 
Reserve Blvd., and the retention ponds on lots 1, 4, 5, 6, and 7 have been constructed. 

Phase II 
• Lots 2, 3, and 8 of the site were not included in the PUD Preliminary Plan approval.  

Phase II included a combination of 2 five-story tall office buildings, 1 one-story 
office building, 1 three-story office building, 1 three-story parking deck along the 
western property line, and commercial outlots along Rt. 64.  

• The construction of a traffic signal at the intersection of Rt.64 and Corporate 
Reserve Blvd. and related improvements to Rt. 64 was also contemplated as part of 
Phase II.   

 
Staff has incorporated an illustration indicating the locations of the phases and lots 
originally contemplated in the Corporate Reserve development.  This illustration also 
indicates the type of uses planned on those lots. 
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  Original Corporate Reserve Lot Layout and Contemplated Uses   
 

Lot 1

Lot 8
Lot 7

Lot 6 

Lot 5 
Lot 2

Lot 3

Lot 4 

Phase I 
 
Phase II 

Lot – 8 
• (2) Five-Story Tall 

Office Buildings 
• (1) Three-Story Tall 

Parking Deck 
• (1) One-Story Tall 

Office Building 

Lot – 6 
• (2) One-Story Tall 

Office Buildings 

Lot – 5 
• (1) Three-Story Tall 

Office Building 
• Modified to (2) 

One-Story Tall 
Office Buildings per 
Minor Change to 
PUD in 2011. 

Lot – 2 
• Commercial Outlots 

Lot –3 
• (1) Three-Story Tall 

Office Building

Lots – 1, 4, and 7 are 
retention facilities 

• Future Traffic 
Signal Location 
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B. CONCEPT PLAN REVIEW 

 
1. Concept Plan Proposal 
 

In the fall of 2011, Corporate Reserve Development, LLC. submitted an Application 
for a Concept Plan to seek feedback for a potential change to Lot 8 of the Corporate 
Reserve PUD from the approved office uses to multi-family rental units.   

 
2. Plan Commission and Planning & Development Committee  Concept Plan 

Comments 
 
The Plan Commission held a public meeting on November 8, 2011 and the Planning 
and Development Committee held a public meeting on November 14, 2011 to discuss 
the Corporate Reserve multi-family Concept Plan.  The following is a bullet point 
summary of the both the Commission and Committee’s comments: 
• There was general support for residential use on this portion of the Corporate 

Reserve property. 
• The site layout should be more cohesive and streets should be planned in a 

regular grid-like pattern. 
• The surface parking should be more dispersed and less visually prevalent. 
• More open/park space for families and useable open space is needed. 
• Preserve views to Leroy Oaks Forest Preserve and the surrounding properties. 
• The 60 foot tall height of the proposed 4-story buildings is too tall when 

compared to the surrounding neighborhoods. 
• Building Architecture: 

o Members of the Plan Commission felt that the applicant should consider an 
architectural style that is more compatible with surrounding developments or 
representative of the Midwest such as “Prairie Style”.  

o Members of the Planning and Development Committee felt that the 
architecture of the proposed buildings was well designed.   

• The proposed buildings should be setback an adequate distance from the 
Remington Glen development to the west. 

• There were concerns stated regarding the number of proposed units. 
• There should be a new traffic study to ensure that any traffic generated by the 

development is properly mitigated.   
 

C. PROPOSAL 
 
Corporate Reserve Development, LLC., represented by Paul Robertson, has submitted 
applications to modify the approved Special Use for a Planned Unit Development for the 
Corporate Reserve Business Park.  The applicant is proposing to change Lot – 8 
(northwest 22.63 acres) of the property to multi-family residential.   
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The following table details the current proposal and provides a comparison to the fall 
2011 Concept Plan: 

Development 
Category 

Current 
Proposal 

Concept 
Plan 

Changes from the Concept Plan 

Number of Units 331 407 Reduction from 407 to 331 units 
Total Number of 
Multi-Family 
Buildings 

15 
14 including 
two mixed-

use buildings 

Increase in total multi-family 
buildings from 14 to 15 

Maximum Building 
Height 45’ 60’ Reduction of all 4-story buildings to 

3-story buildings 
Off-Street Parking 
Spaces 526 786 Reduction from 786 to 526 off-street 

parking spaces 

Mixed Use Buildings 0 2 Mixed-use buildings no longer 
proposed 

Fitness Club 1 1 Changes to the proposed 
architecture of the building 

 
Other significant changes/additions to the current proposal from the Concept Plan: 
• The site plan layout has been reconfigured to link the buildings with proposed open 

spaces. 
• Greater links have been created between all proposed open and green spaces. 
• The layout has been modified to a more grid-like pattern. 
• 2 monument development identification signs. 

o 1 is located at the entrance to the development north of Woodward Drive. 
o 1 is located at the intersection of Rt. 64 and Corporate Reserve Blvd. 

Staff has attached the Site Plan Submitted with the Concept Plan Application for 
comparative purposes.   
 

D. COMPREHENSIVE PLAN  
 
1. Land Use Designation 

The current Comprehensive Plan Land Use designation for this property is Business 
Enterprise.  Business Enterprise is defined as follows: 

 
“Business Enterprise.  Includes older manufacturing areas in transition and/or in 
need of rehabilitation.  Uses include light assembly, processing or other uses 
suitable for rehabilitation of the area.  The maximum Floor Area Ratio is 0.40.” 

 
2. West Gateway Planning Component 

 
This property is located in the West Gateway – Planning Component 18 subarea of 
the Chapter 13, Land Use of the Comprehensive Plan.  The pertinent 2003 Future 
Land Use Directions from this component are: 
• Consider development of this area as a unified whole, maintaining the overall 

average residential density with strong relationships and transitions between 
different residential neighborhoods. 

• The macro scale development pattern is retail commercial development along 
Randall Road; business enterprise, office and fairgrounds use in the next tier; 
and further west, higher density residential then lower density residential 
blending into county subdivisions.   
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• Behind the Randall Road frontage property west to the NiGas right of way 
should be developed for business enterprise uses.  Support desired land uses with 
an interconnected network of streets west of Randall Road. 
 

3. Regency Estates Approval 
 
In 2006, the City Council approved the Pine Ridge/Regency Estates PUD.  The 
Regency Estates portion of this PUD is a residential development north of Woodward 
Drive.   
 
It is important to note that the Regency Estates residential portion of that site is also 
designated as Business Enterprise in the Comprehensive Plan.  However, the Staff 
Report dated 4-8-05, composed at the time of the original project and PUD approval, 
indicated that the Plan Commission and City Council considered the residential 
component appropriate during the concept plan review of this PUD.  It was further 
stated that, given the site’s unique development challenges, that residential units 
would act as a catalyst and fuel retail and business enterprise development in this 
area. 

 
III. ANALYSIS  

 
Staff performed a detailed plan review and analysis of the submitted plans.  The following is a 
description of Staff’s analysis:  
 
A. SITE DESIGN 

 
Staff analyzed the proposed plans, dated 5-14-12, to ensure that they comply with the 
standards listed in Table 17.12-2 Residential District Bulk Requirements for the RM-3 
General Residential Zoning District.  The following table details that review: 
 

ZONING CATEGORY ZONING ORDINANCE 
STANDARD (RM-3) SUBMITTED PLANS 

Minimum Lot Area (Acres) Multi-Family 2,200 Square Feet 
per Dwelling Unit 

2,671 Square Feet per 
Dwelling Unit 

Minimum Lot Width (Feet) 65’ 749’ 

Maximum Building Coverage 40% 21% 

Setbacks 
Minimum Front Yard Parking and 
Building Setbacks from 
Woodward Drive 

30’ 12’ (variance requested) 

Minimum Side Yard Building 
Setback from West Property Line 25’ 25’ 

Minimum Side Yard Building 
Setback from East Property Line 25’ 45’ 

Minimum Rear Yard Building 
Setback from North Property Line 
(Detention Parcel) 

30’ 10’ (variance requested) 

Maximum Building Height 45’ 45’  

Required Parking Spaces 

Studio 1.2 Spaces per 
Dwelling Unit 526 Total Spaces Proposed 

 
476 Spaces Required 

 

1 Bed Room 1.2 Spaces per 
Dwelling Unit 

2 Bed Room 1.7 Spaces per 
Dwelling Unit 
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Proposed Site Design Variances 
 
The applicant has requested two setback variances as follows: 
1. Front Yard setback reduction from 30’ to 12’. 
2. Rear Yard setback reduction from 30’ to 10’. 
 

B. ARCHITECTURE 
 

Staff has reviewed the proposed building elevations for conformance with the design 
standards stated in Section 17.06.050 Standards and Guidelines – RM1, RM2, and 
RM3 Districts.  The following is summary of Staff’s review: 
• The buildings have been designed to include balconies, dormers, overhangs, and 

bump-outs to avoid the appearance of blank walls. 
• Staff has reviewed the proposed exterior materials with the standards listed in 

Section 17.06.050.F.2 Prohibited Materials.  None of the proposed materials 
indicated on the building elevations are prohibited. 

• The building elevations indicate a uniform look and similar rooflines with enough 
variation to maintain visual interest. 

 
C. LANDSCAPING 

 
Staff reviewed the proposed Landscape Plan, dated 5-16-12, to ensure conformance with 
the applicable standards of Chapter 17.26 Landscaping and Screening of Title 17 the 
Zoning Ordinance.  The following table summarizes that review: 
 
The landscaping shown along Woodward Drive was approved as part of the 2008 
Corporate Reserve PUD and has already been installed by the applicant.   
 
1. Apartment Buildings and Overall Site 

 
Category Zoning Ordinance Standard Proposed 

Required Site Greenspace 20% 41%  
Foundation Landscaping 

Trees 2 per every 50 lineal feet of 
building wall - (381 Required) 

242 
(Variance Requested) 

Bushes, Shrubs, and 
perennials 

20 per every 50 lineal feet of 
building wall - (3,807 required) 6,008 

Parking Lot Screening 50% of lineal footage from a 
public street up 30” in height 

The appropriate 
screening has been 

provided in locations 
where proposed parking 

lots abut Woodward 
Drive. 

Parking Lot Greenspace 10% 18.5% 
Interior Parking Lot Trees 168 112 
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2. Club House 
 

Category Zoning Ordinance Standard Proposed 
Foundation Landscaping 

Trees 2 per every 50 lineal feet of 
building wall - (19 Required) 39 

Bushes, Shrubs, and 
perennials 

20 per every 50 lineal feet of 
building wall - (189 required) 872 

 
3. Requested Variances 
 

The applicant has requested the following variances to the standards of Chapter 
17.26 Landscaping and Screening: 
1. Reduction in the number of shades trees located in the interior of the proposed 

off-street parking lot areas from 168 to 112. 
• While there are a reduced number of trees shown in the interior area of the 

parking lots, there are a total of 366 proposed shade and evergreen trees 
distributed throughout the parking lot and site.  This results in an increase of 
198 more trees than required by the Zoning Ordinance. 

• The trees have been distributed throughout the greenspaces and boundaries 
of the site as opposed to placing them strictly in the interior of the parking 
lot.  

2. Reduction in the number of ornamental, shade, or evergreen trees located around 
the foundation of the proposed apartment buildings from 381 to 242. 
• To accommodate the lack of required foundation trees, the applicant is 

proposing to distribute more bushes, shrubs, and perennials throughout the 
entire site.  There are 3,996 bushes, shrubs, and perennials required around 
the foundations of all buildings in this development.  The proposed 
Landscape Plans indicate that a total of 6,238 bushes, shrubs, and perennials 
will be distributed throughout the site.   

 
D. SIGNS 

 
The applicant is proposing two monument signs for this development.  The design of the 
proposed signs is consistent with the standards of Chapter 17.28 Signs.   

 
E. INCLUSIONARY HOUSING 

 
Per the standards established in Chapter 17.18 Inclusionary Housing, the applicant is 
required to provide a total of 15% of the total unit count as affordable units.  This would 
equate to a total of 50 affordable units.   
 
Per Section 17.18.050 Fee-In-Lieu of Affordable Units, the applicant has the option to 
request that 50% of the required units be paid as a fee-in-lieu to the Housing Trust Fund 
and that 50% of the required units be constructed onsite.  Based on the current fee-in-lieu 
amount of $104,500 per unit, this would result in a total fee-in-lieu amount of $2,612,500 
and the construction of 25 onsite units. 
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Variance Request 
 
The applicant is requesting a variance from the provisions of Chapter 17.18 
Inclusionary Housing to provide zero onsite units as part of the application for an 
Amendment to the PUD.  Paul Robertson, representing Corporate Reserve Development, 
LLC., has stated in an email dated 6-1-12 that they are able to make a reduced 
contribution of $50,000 to the Housing Trust Fund. 
 

F. INFRASTRUCTURE 
 
In order to ensure that adequate facilities exist or will be constructed as part of this 
development proposal, sanitary sewer capacity and traffic impact studies were conducted.  
The following is brief explanation of the two studies findings: 
 
1. Sanitary Sewer Capacity Study 

 
Wills, Burke, Kelsey and Associates (WBK) examined the sanitary sewer network to 
ensure that there is sufficient capacity to convey waste from the proposed 
development site.  WBK examined the sewer pipes, lift stations, and total west side 
treatment plant facility capacity as part their study.  WBK has determined that there 
is adequate sewer capacity to serve the full build out of the proposed development 
within the existing system.  A draft copy of the study is attached to this memo.   
  

2. Traffic Study 
 
In 2008, when the Corporate Reserve PUD was approved, Hampton, Lenzini, and 
Renwick (HLR) studied the traffic impacts of the proposed office and retail uses 
contemplated at that time.  That study (dated 1-8-2008) recommended certain 
improvements to the street network based on the original proposed uses.   
 
HLR was hired to study the traffic impacts of the proposal for multi-family units, and 
analyze how this change in use would affect the improvements recommended as part 
of the 2008 Study.  A draft of this study dated 5-11-12 is attached to this Memo.  The 
following is a summary of those findings: 
• HLR confirmed that the overall improvements contemplated in the 2008 study 

will be adequate to serve the proposed residential development. 
• The proposed change from 490,000 square feet of office space to 331 multi-

family units on lot 8 will result in a reduction in the total number of trips 
generated by the Corporate Reserve development. 

• A traffic signal will be warranted at the intersection or Rt. 64 and Corporate 
Reserve Blvd. once all phases of the development are constructed.   

• Additional through lanes in the east and westbound directions should be 
considered on Rt. 64 at the intersection with Peck Rd.  Only a very small portion 
of the traffic at this intersection (1.8%) can be attributed to the Corporate Reserve 
proposal.   

• The contemplated future traffic signal at Woodward Drive and Randall Road will 
divert some of the traffic from the proposed development away from Rt. 64 and 
Peck Rd.  Traffic from the Corporate Reserve development will contribute to the 
justification of this signal.   

These improvements will require review and approval from outside government 
agencies including the Illinois Department of Transportation and the Kane County 
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Department of Transportation.  Based on the need for outside agency approval, the 
timing of these improvements has not yet been determined. 
 

G. SCHOOL AND PARK DISTRICT CONTRIBUTIONS 
 
The applicant is proposing to provide both the School and Park Districts with a cash 
contribution in lieu of physical land per the standards established in Section 16.32.090 
Criteria for requiring a cash contribution in lieu of park and school land of Title 16 
Subdivisions and Land Improvement.   
The applicant has submitted a land cash worksheet that indicates the following 
contributions will be owed to the School and Park Districts: 
• Park District - $1,439,762.87. 
• School District - $270,705.12. 

 
H. ANNEXATION AGREEMENT 

 
The property is currently subject to an annexation agreement titled, “Thirteenth 
Amendment to and Restatement of Annexation Agreement City of St. Charles and West 
Gateway Property Owners (The Corporate Reserve of St. Charles PUD)” which was an 
amendment to and restatement of the original West Gateway annexation agreement 
approved in 1990.  This annexation agreement amendment was approved in 2008 to 
accommodate the office park project.   
 
The applicant’s legal counsel, Rathje – Woodward, LLC. has submitted a letter stating 
that the current annexation agreement is no longer applicable since the original agreement 
has exceeded the 20 year time limit as stated in Section 11-15.1 of the Illinois Municipal 
Code.  This item is currently under review by the City’s legal counsel, The Law Offices 
of Gorski and Good.  Based on the advice of legal counsel, the City Council will need to 
take action to either confirm that the agreement has expired or to direct Staff to work with 
the applicant to prepare an amendment to the existing agreement to accommodate the 
proposed residential project.  If there are new provisions related to the proposed 
development that the Council would like to consider, then Staff and legal counsel will 
need to evaluate these provisions and determine if they can be accommodated through the 
PUD amendment or need to be included in an amended annexation agreement.   
 
It should be noted that the majority of the provisions in the annexation agreement were 
also incorporated into Ordinance 2008-Z-18 “An Ordinance Rezoning Property and 
Granting a Special Use as a Planned Unit Developed for Corporate Reserve of St. Charles 
PUD (A Portion of the West Gate Property)”, and will still be in effect even if the 
annexation agreement is considered expired.   

 
IV. PLAN COMMISSION RECOMMENDATION 

 
The Plan Commission held a public hearing on 6-5-12 to discuss the proposal.   
 
The Plan Commission recommended approval of the proposal on 6-19-12.  The vote was 4 AYE 
to 3 NAY. 
 
The dissenting voters cited the proposed density as the basis for their objection to the proposal.   
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V. RECOMMENDATION 
 

Recommend approval of the Application for a Map Amendment, the Application for an 
Amendment to a Special Use, and the Application for a PUD Preliminary Plan contingent upon 
resolution of any outstanding Staff Comments.   
 
Staff has attached draft Findings of Fact to support this recommendation.   
 
 

VI. ATTACHMENTS 
• Site Plans; BSB Design, Inc. dated 5/14/12. 
• Preliminary Engineering Plans; Mackie Consultants, LLC.; dated 5/16/12. 
• Landscape Plans; Kinsella Landscape, Inc.; dated 05/16/12. 
• Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 4/24/2012. 
• Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 

5/7/2012. 
• Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 

5/21/2012. 
• Traffic Study; Hampton, Lenzini, and Renwick; dated 7/3/2012. 
• Concept Plan Site Plan; BSB Design, Inc.; received 11/14/2011. 
• Email from Paul Robertson – Housing Trust Fund Contribution; dated 6/1/12. 
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VII. PROPOSED FINDINGS OF FACT 
 

MAP AMENDMENT TO REZONE PROPERTY FROM OR OFFICE RESEARCH TO 
RM-3 GENERAL RESIDENTIAL  

 
1. The existing uses and zoning of nearby property.  

 
The subject property is surrounded by a mix of residential, open space, office, and 
commercial uses.  The property to the north is park land and forest preserve.  The property to 
the west is zoned RM-1 Mixed Medium Density and is an attached single-family residential 
development.  The property immediately to the east is a part of the Corporate Reserve 
Business Park and is zoned OR Office/Research.  This property is developed or planned to be 
developed as office.  East of the Corporate Reserve property is the Pine Ridge/Regency 
Estates development and is zoned a combination of BC- Community Business and RM-1 
Mixed Medium Density.  The Regency Estates portion (north of Woodward Drive) of this 
development is being developed as a single-family detached residential development.  The 
properties to the south are zoned as BC- Community Business and BR-Regional Business.  
These properties are in various stages of commercial/retail development. 
  
The surrounding properties consist of commercial/retail uses located along Rt. 64 and 
residential uses located north of Woodward Drive. 
 

2. The extent to which property values are diminished by the existing zoning restrictions.  
 
The extent to which the property values are diminished by the existing zoning is not known.  
The subject property is located in an area west of Randall Road that is currently in transition.  
There are several approved developments both north and south of Rt. 64 (Pine Ridge 
Business Park and the Zylstra Development) that are in various stages of completion.  
However, there has been a lack of sustained commercial and office development for the last 
several years.  Given the amount of available similarly zoned properties, the lack of 
development activity may diminish the value of this property as currently zoned.   
 

3. The extent to which the reduction of the property’s value under the existing zoning 
restrictions promotes the health, safety, morals or general welfare of the public.  
 
The property is currently graded and ready to be developed, but due to the lack of demand for 
new office space has remained dormant.  Under the existing zoning, the site will continue to 
have unfinished site improvements, landscape installation, and no permanent structures, until 
there is greater demand for office uses.   
 

4. The suitability of the property for the purposes for which it is presently zoned, i.e. the 
feasibility of developing the property for one or more of the uses permitted under the 
existing zoning classification. 
 
The property is currently zoned OR-Office Research PUD and is part of a development that is 
specifically approved as an office park.  The site is suitable for this use; however, due to the 
lack of demand for office development in the area, the feasibility of this land developing as 
office has been significantly diminished.   
 

5. The length of time that the property has been vacant, as presently zoned, considered in 
the context of the land development in the area where the property is located. 
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The land was rezoned in 2008 as part of Ordinance 2008-Z-18 “An Ordinance Rezoning 
Property and Granting a Special Use as a Planned Unit Developed for Corporate Reserve of 
St. Charles PUD (A Portion of the West Gate Property)”  Since that approval the property has 
remained vacant.   

 
6. The evidence, or lack of evidence, of the community’s need for the uses permitted under 

the proposed district.  
 
The continued lack of commercial and office development on the subject and surrounding 
properties highlights the decreased demand for the current permitted uses.  The infusion of 
increased residential units could act as a catalyst to spur development for the adjacent and 
nearby undeveloped commercial and office properties.   
 

7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  
 

The Comprehensive Plan land use designation for this property is Business Enterprise.  This 
designation is geared towards a mix of light manufacturing, distribution, offices, hospitality, 
and business services and does not include residential uses.   
 
However, in 2005, The City Council approved the Regency Estates portion of the Pine Ridge 
/Regency Estates PUD, which is also designated as Business Enterprise by the 
Comprehensive Plan.  At that time, it was stated that residential units would act as a catalyst 
and fuel retail and business enterprise development along Rt. 64 and Randall Road.  
Therefore, this amendment will continue this trend by permitting construction of new 
residential units north of Woodward Drive. 
 
The Comprehensive Plan does not designate this site for residential use; therefore, no density 
level is specified for this property.  The proposed RM-3 Zoning District will permit a density 
up to a maximum of 19.8 dwelling units per acre.  Comprehensive Plan Chapter 13 Land Use, 
Subsection II, Subsection B, Section Residential Density states that, Most new development 
should fall within the 10 du/acre limitation.  However this section further states, “Exceptions 
may be made for unique projects which demonstrate a substantial benefit to the Community.”  
The Comprehensive plan recommends that all such higher density projects should be subject 
to a Special Use (PUD) so that any impacts on adjoining properties, traffic, utilities, and other 
factors can be assessed and controlled.   

 
8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 

 
Not Applicable 
 

9. The extent to which the proposed amendment creates nonconformities.  
 
The site is currently vacant; therefore, the proposed amendment will not create any 
nonconformities.   
 

10. The trend of development, if any, in the general area of the property in question.  
 
The general trend of the adjacent properties is for the location of commercial and office uses 
along  Rt. 64 and residential uses north of Woodward Drive.   
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AMENDMENT TO SPECIAL USE FOR A PUD ORDINANCE  
2008-Z-18 “AN ORDINANCE REZONING PROPERTY AND GRANTING A SPECIAL USE AS 

A PLANNED UNIT DEVELOPED FOR CORPORATE RESERVE OF ST. CHARLES PUD 
(A PORTION OF THE WEST GATEWAY PROPERTY)” 

 
From the St. Charles Zoning Ordinance, Section 17.04.410.D.3: 
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a 
Special Use for a PUD or an amendment to a Special Use for a PUD unless they each make 
findings of fact based on the application and the evidence presented at the public hearing that the 
PUD is in the public interest, based on the following criteria: 

i.  The proposed PUD advances one or more of the purposes of the Planned Unit 
Development procedure stated Section 17.04.400.A. 
 
The proposed PUD advances the following purposes stated in Section 17.04.400.A Purposes: 
 
Purpose # 2 states the following, “To create places oriented to the pedestrian that promote 
physical activity and social interaction, including but not limited to walkable neighborhoods, 
usable opens space, and recreation facilities for the enjoyment of all.”  The proposed multi-
family residential development incorporates a variety of greenspaces and clubhouse facility to 
promote social and physical activity for potential residents.  The site plan includes a network 
of sidewalks and bicycle paths to connect the site to an existing network of bike trails and 
surrounding properties.  This layout will encourage residents to walk or bike to nearby park 
and open space facilities such as Leroy Oaks, Renaux Manor Park, and James O. Breen Park.  
This location may also encourage walking to adjacent businesses. 
 
Purposes #3 states the following, “To encourage a harmonious mix of land uses and a variety 
of housing types and process.”  The proposed development encourages the continued 
development pattern of residential uses north of Woodward Drive.  This development will 
create an additional housing type that does not currently exist west of Randall Road in St. 
Charles.   
 

ii.  The proposed PUD and PUD Preliminary Plans conform to the requirements of the 
underlying zoning district or districts in which the PUD is located and to the applicable 
Design Review Standards contained in Chapter 17.06, except where:  

 
a) Conforming to the requirements would inhibit creative design that serves community 

goals, or  
 

The proposed development does comply with the standards established per the proposed 
underlying RM-3 General Residential Zoning District except for the following proposed 
deviations: 
 
Site Plan Design Variances: 
1. Front Yard setback reduction from 30’ to 12’. 
2. Rear Yard setback reduction from 30’ to 10’. 
 
These variances are being proposed to create a more “grid-like” layout of the proposed 
multi-family residential buildings.  This layout will help facilitate efficient pedestrian and 
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vehicular traffic flow as well as accommodate larger vehicles such as fire and garbage 
trucks.  
 
Landscape Variances: 
1. Reduction in the number of shades trees located in the interior of the proposed off-

street parking lot areas from 168 to 112. 
2. Reduction in the number of ornamental, shade, or evergreen trees located around the 

foundation of the proposed apartment buildings from 381 to 242. 
The requested variances will allow a more creative landscape design and result in a greater 
amount of landscape materials placed throughout the site in a comprehensive manner.  Per 
Chapter 17.26 Landscaping and Screening, the vegetation is required to be concentrated in 
the interior of the parking lot and around the foundation of the multi-family buildings.  The 
proposed landscape plan indicates that a significantly increased amount of vegetation from 
3,996 to 6,238 bushes, shrubs, and perennials is proposed to be spread throughout the entire 
site.  This will enhance the visual aesthetics of the entire site as opposed to just 
concentrating the landscaping in limited areas.   

  
b) Conforming to the requirements would be impractical and the proposed PUD will 

provide benefits that outweigh those that would have been realized by conforming to 
the applicable requirements.  
 
Factors listed in Section 17.04.400.B shall be used to justify the relief from 
requirements.  

  
1. The PUD will provide community amenities beyond those required by 
ordinance, such as recreational facilities, public plazas, gardens, public art, 
pedestrian and transit facilities. 

 
The proposed PUD Preliminary plans show a number of internal green and open spaces 
that can be used for passive recreation.  The plan also includes a number of pedestrian 
and bike path facilities that will connect to the regional park system and Leroy Oaks 
Forest Preserve.   
 
2. The PUD will preserve open space, natural beauty and critical 
environmental areas in excess of what is required by ordinance or other 
regulation.  
 
The site is currently graded and ready for development.  41% of the proposed multi-
family residential layout will be dedicated to greenspace.  The Zoning Ordinance 
requires that 20% of the site be dedicated to greenspace.   
 
3. To encourage a harmonious mix of land uses and a variety of housing types 
and prices.  
 
The proposed multi-family residential uses will continue the surrounding area’s land 
use trend of commercial and office uses being located adjacent to Rt. 64 and residential 
uses located north of Woodward Drive.  The proposed multi-family residential use will 
create a new type of residential housing than the surrounding residential developments.  
The proposed use will create an appropriate land use transition from the commercial 
uses to the south and east with the residential uses to the west.   
 
4. The buildings within the PUD offer high quality architectural design. 
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The proposed architecture of the multi-family residential and clubhouse buildings is 
consistent with the requirements established in Section 17.06.050 Standards and 
Guidelines – RM1, RM2, and RM3 Districts.  The proposed elevations show a mix 
of materials and interesting design features. 

 
5. The PUD provides for energy efficient building and site design.   
 
Energy efficiency standards for the buildings have not been identified. 
 
6. The PUD provides of the use of innovative stormwater management 
techniques. 
The PUD Preliminary Plans include a stormwater management system in compliance 
with City Code requirements.  
 
7. The PUD provides accessible dwelling units in numbers or with features 
beyond what is required by the Americans with Disabilities Act (ADA). 
 
The proposed buildings will comply with the standards of the Americans with 
Disabilities Act.  The applicant has stated at the public hearing that the required 
number of accessible units will be provided. 
 
8. The PUD provides affordable dwelling units in conformance with, or in 
excess of, City policies and ordinances. 
 
The applicant has requested a deviation from the provisions of Chapter 17.18 
Inclusionary Housing and will not be providing affordable housing units onsite and will 
not be paying a fee-in-lieu at the level required by the ordinance.    
 
Instead, the applicant has proposed to contribute $50,000 to the Housing Trust Fund to 
support the City of St. Charles’ affordable housing efforts.   
 
9. The PUD preserves historic building, sites, or neighborhoods. 
 
Not Applicable 

 
iii. The proposed PUD conforms with the standards applicable to Special Uses (Section 

17.04.330.C.2).  
 
a. Public Convenience: The Special Use will serve the public convenience at the 

proposed location.  
 
A Special Use for a Planned Unit Development is already approved on this site.  The 
proposed amendment will permit the construction of a multi-family residential 
development.   
 
The addition of new residential units within a close proximity to employment and shopping 
destinations will create new potential customers for existing business and may foster the 
development of the surrounding commercial and office properties.   

  
b. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided;  
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The utilities and infrastructure already exist on or immediately adjacent to the site.  These 
improvements were constructed as part of the overall Corporate Reserve Planned Unit 
Development.   
 
As part of this proposal, the impacts to both the surrounding road system and sanitary 
sewer system have been studied to compare the impacts of the proposed residential use to 
the approved office uses.  Both studies have determined that there are sufficient road and 
sanitary sewer capacity, existing and planned, to accommodate the proposed residential 
use.   

 
c.  Effect on Nearby Property: That the Special Use will not be injurious to the use and 

enjoyment of other property in the immediate vicinity for the purposes already 
permitted, nor substantially diminish or impair property values within the 
neighborhood;  

 
The amendment to the existing Special Use for the PUD will permit the development of 
multi-family homes as opposed to office buildings and multi-story parking deck structures 
which could be built to a maximum of five-stories tall.  The visual intensity of the proposed 
use will be less than the use that is currently permitted on this site.   
 
The proposed multi-family residential use will generate a decreased number of peak hour 
traffic trips when compared to the current permitted uses.  

 
d.  Effect on Development of Surrounding Property: That the establishment of the 

Special Use will not impede the normal and orderly development and improvement of 
the surrounding property for uses permitted in the district.  
 
The surrounding properties are already developed or located within PUDs that contain 
specific development standards and entitlements.  This amendment to the Special Use for a 
PUD will not affect the orderly development of those properties as they are already 
developed or entitled to develop.  The proposed use will create an appropriate land use 
transition from the commercial uses to the south and east with the residential uses to the 
west.   
 
The proposed residential uses will also create an increased number of residents in the area 
that may help spur the development of the surrounding properties.   

 
e.  Effect on General Welfare: That the establishment, maintenance or operation of the 

Special Use will not be detrimental to or endanger the public health, safety, comfort 
or general welfare.  

  
The property is currently graded and ready to be developed, but due to the lack of demand 
for new office space the site has remained dormant.  This amendment to the Special Use for 
a PUD will provide for the timely development of the site.   

 
f.  Conformance with Codes: That the proposed Special Use conforms to all existing 

Federal, State and local legislation and regulation and meets or exceeds all applicable 
provisions of this Title, except as may be varied pursuant to a Special Use for Planned 
Unit Development.  

 
This Special Use for a PUD amendment will conform to all applicable regulations with the 
exception of the variances requested as part of this amendment.   
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iv.  The proposed PUD will be beneficial to the physical development, diversity, tax base 
and economic well-being of the City. 
 
The office development has remained inactive for three years.  The change to permit multi-
family units as opposed to office buildings will result in the continued physical development 
of the site.  The modification to the permitted uses will add to the diversity of residential uses 
west of Randall Road.  Continued development of the site will ultimately add to the tax base 
and economic well-being of the City, as opposed to a vacant property.   

 
v. The proposed PUD conforms to the purposes and intent of the Comprehensive Plan.  

 
The Comprehensive Plan land use designation for this property is Business Enterprise.  This 
designation is geared towards a mix of light manufacturing, distribution, offices, hospitality, 
and business services and does not include residential uses.   
 
However, in 2005, The City Council approved the Regency Estates portion of the Pine Ridge 
/Regency Estates PUD, which is also designated as Business Enterprise by the 
Comprehensive Plan.  At that time, it was stated that residential units would act as a catalyst 
and fuel retail and business enterprise development along Rt. 64 and Randall Road.  
Therefore, this amendment will continue this trend and further act as a catalyst for 
commercial development by permitting the construction of new residential units. 
 
The Comprehensive Plan does not designate this site for residential use; therefore, no density 
level is specified for this property.  The proposed RM-3 Zoning District will permit a density 
up to a maximum of 19.8 dwelling units per acre.  Comprehensive Plan Chapter 13 Land Use, 
Subsection II, Subsection B, Section Residential Density states that, Most new development 
should fall within the 10 du/acre limitation.  However this section further states, “Exceptions 
may be made for unique projects which demonstrate a substantial benefit to the Community.”  
The Comprehensive plan recommends that all such higher density projects should be subject 
to a Special Use (PUD) so that any impacts on adjoining properties, traffic, utilities, and other 
factors can be assessed and controlled.   
 
The density requested through the Amendment to the Special Use for a Planned Unit 
Development is 14.62 dwelling units per acre.  The traffic and utilities have been studied and 
it has been determined that there is adequate capacity to serve the proposed development.  
The proposed residential development is located within close proximity to land uses 
(park/recreation areas, commercial services, employment centers) and infrastructure (regional 
arterial roadways – Rt. 64 and Randall Road.) which can support the requested density.    
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I. Executive Summary 
 
This report presents the findings and conclusions of a traffic impact study conducted for a 
proposed residential development located on the north side of Illinois Route 64 (IL 64), the 
second phase of the Corporate Reserve of St. Charles, approximately 1,500 feet east of Peck 
Road. 
 
The proposed development will utilize the existing full access, Corporate Reserve Boulevard, 
onto IL 64 approximately 1,500 feet east of Peck Road and the existing right-turn in only/right-
turn out only (RIRO) entrance approximately 2,000 feet east of Peck Road.  Access to Peck 
Road is provided via Woodward Drive. 
 
The findings of this report are as follows:  
 

IL Route 64 & Peck Road:  This intersection is currently operating over capacity with the 
existing traffic volumes.  Site traffic will be an incremental addition to this over-saturated 
condition.  The addition of the site traffic along with a re-optimization of the signal timings will 
result in improved intersection operations, though the traffic volumes will still exceed the 
capacity of the intersection.  In order to bring all movements of this intersection to an 
acceptable LOS for all scenarios (Existing, 2022 Base Traffic, 2022 Build Traffic, and 2022 
Total Traffic) an additional through lane is needed in each direction on IL 64 along with traffic 
signal timing optimization.   

 
IL Route 64 & Campton Hills Road:  This intersection is currently operating over capacity with 
the existing traffic volumes.  The large amount of east/west traffic leaves very few gaps for 
drivers from Campton Hills Road to turn on to IL 64.  The IL 64 & Oak Street improvement 
will provide an additional through lane to both the east- and westbound approaches of this 
intersection.  Once completed, all movements at this intersection will operate at an 
acceptable LOS.  The addition of the site traffic will not noticeably affect the delay observed 
at this intersection.  No additional changes are needed to accommodate the proposed site 
traffic. 

 
IL Route 64 & Corporate Reserve Boulevard: 
With the assumption that an additional through lane in each direction on IL 64 will be added 
and this intersection will be signalized, this intersection has the overall capacity to 
accommodate the 2022 Total Traffic.   
 
Peck Road & Woodward Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Corporate Reserve Boulevard: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Cardinal Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
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Comparison to the Cardinal Property Traffic Impact Study:  
The results of this study were compared to the Cardinal Property Traffic Impact Study (TIS) 
performed in 2008.  The key difference between the original Cardinal Property TIS and this 
report is a modification of the proposed site plan to replace 490,000 s.f. of office space with 
331 residential apartments.  This results in a lower volume of trips generated by the site.  
Overall, the delay and LOS are improved with the change from office to residential.  When 
the intersections included in both studies are compared, all intersections except for one 
observe a decrease in average delay.  The exception is the AM peak period of IL 64 & 
Corporate Reserve Boulveard, which increases from 8 to 21 seconds. 
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II. Introduction 
 
This report presents the findings and conclusions of a traffic impact study conducted for a 
proposed residential development located on the north side of Illinois Route 64 (IL 64), the 
second phase of the Corporate Reserve of St. Charles, approximately 1,500 feet east of Peck 
Road.  A general location map of the study area is provided as Exhibit 1 in the Appendix.  A 
preliminary site plan of the proposed development is provided as Exhibit 2. 
 
The proposed development will utilize the existing full access, Corporate Reserve Boulevard, 
onto IL 64 approximately 1,500 feet east of Peck Road and the existing right-turn in only/right-
turn out only (RIRO) entrance approximately 2,000 feet east of Peck Road.  Access to Peck 
Road is provided via Woodward Drive. 
 
 
III. Existing Conditions 
 
A field reconnaissance of the site was conducted to inventory information of surrounding land 
uses and the area roadway network.  In addition, traffic counts were conducted during the 
morning and evening peak periods at four critical intersections. 
 
Surrounding Land Uses 
Land uses surrounding the site to the west include predominantly residential and office 
properties.  The land uses along IL 64 to the east of the site become more dense, consisting of 
commercial/retail and industrial/manufacturing uses.  Immediately north of the site is the Leroy 
Oakes Forest Preserve.  The Great Western Trail multi-use path separates the proposed 
development from the forest preserve.  To the south of the site, at the intersection of Peck Road 
and Campton Hills Road, is the Campton Hills Park operated by the St. Charles Park District.  
This is a regional park that offers a variety of recreation opportunities. 
 
Surrounding Roadway Network 
The primary roadways servicing the study area are IL 64, Peck Road, and Woodward Drive.  As 
mentioned above, access is proposed to/from both IL 64 and Peck Road.  A brief description of 
the primary roadways is provided below: 
 
• Illinois Route 64 is a two-lane east-west principal arterial roadway with continuity 

throughout DeKalb, Kane, Dupage, and Cook counties.  Because of its regional 
significance in the Chicago metropolitan area, the Illinois Department of Transportation 
(IDOT) has designated IL 64 as a Strategic Regional Arterial (SRA).  Near the proposed 
development, IL 64 consists of rural cross-section with one lane in each direction with 
exclusive left-turn lanes at Peck Road and other critical intersections.  Sidewalks are not 
present along IL 64.  IL 64 near the site has a posted speed limit of 45 miles per hour 
(mph).  IL 64 is under the jurisdiction of IDOT and, according to IDOT traffic maps, 
carries approximately 22,700 vehicles per day in the vicinity of the proposed 
development. 
 

• Peck Road is a two-lane north-south collector roadway that extends from Kaneville 
Road in the City of Geneva north to Dean Street.  The north Peck Road approach to the 
IL 64 intersection consists of an urban cross-section with curb and gutter which then 



 
Corporate Reserve of St. Charles Traffic Impact Study      City of St. Charles 

 
 Page 4 

transitions to a rural cross-section with aggregate/ turf shoulders and open ditch 
drainage north to Dean Street.  There is an existing bike path along the west side of 
Peck Road adjacent to the existing residential subdivision.  At the IL 64 intersection, 
Peck Road consists of a wider urban cross-section that includes one through lane in 
each direction with separate left-turn lane for vehicles turning onto IL 64.  Peck Road is 
posted with a 35 mph speed limit in the vicinity of the site and is under the jurisdiction of 
the City of St. Charles.   
 
The intersection of Peck Road with IL 64 was improved about ten years ago to include 
exclusive left-turn lanes and span-wire mounted traffic signals.  Actuated (push-button) 
pedestrian signals are present along the west side of Peck Road to cross IL 64.  
Abbreviated or “Chicago” style left-turn lane tapers are striped on both the north and 
south approaches. 

 
• Woodward Drive is a two-lane, two-way, east-west collector street that extends from 

Peck Road east to a dead end approximately 500 feet west of Randall Road.  Woodward 
Drive is ultimately planned to connect to Randall Road as this area develops further.  
Woodward Drive is under the jurisdiction of the City of St. Charles and is posted with a 
25 mph speed limit. 

 
Existing Traffic Conditions 
Peak period turning movement traffic counts were conducted on weekdays from 6:30 – 8:30 AM 
and from 4:30 – 6:30 PM March 2012 at the following intersections: 
 

• IL Route 64 & Peck Road 
• IL Route 64 & Campton Hills Road 
• Peck Road & Woodward Drive 
• Woodward Drive & Cardinal Drive 

 
Exhibit 3 in the Appendix presents the existing peak hour volumes at these intersections.  Using 
these counts and knowledge of the surrounding area, traffic volumes were estimated at the 
intersections of IL 64 & Corporate Reserve Boulevard and Woodward Drive & Corporate 
Reserve Boulevard.  In order to gain an understanding of existing traffic operations, capacity 
analyses were conducted for the existing morning and evening peak hours at each of these 
intersections.  The results of these analyses are discussed later in this report. 
 
Historical traffic data in the area near the project site were reviewed to determine if there were 
any growth trends.  After this review and in conjunction with City of St. Charles staff comments, 
it was determined that an annual growth rate of 0.5% would be applied linearly (5% total over 10 
years) to the existing volumes to develop the 2022 Base Traffic volumes shown in Exhibit 4.  
 
Capacity analyses for the 2022 Base Traffic scenario were performed at each of the project 
intersections.  Note that the capacity analysis for IL 64 & Campton Hills Road includes 
improvements from the IL 64 & Oak Street Traffic Signal Installation project.  The improvements 
include an additional through lane on the both the east- and westbound approaches of IL 64. 
 
Level of Service (LOS) criteria for signalized and stop-sign controlled intersections are based on 
the methodologies presented in the “Highway Capacity Manual” published by the Transportation 
Research Board (TRB).  LOS criteria range from “A” (good) to “F” (poor) and are based on 
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average delay in seconds per vehicle.  It should be noted that the LOS thresholds are different 
for signalized and stop-sign controlled intersections.  At two-way stop intersections, LOS criteria 
for stop-sign controlled intersections are defined for each minor movement and are not defined 
for the intersection as a whole.  The LOS delay thresholds for stop-sign controlled intersections 
are also lower than for signalized intersections since driver expectation at a signalized 
intersection is for a greater delay.  The LOS criteria for signalized and stop-sign controlled 
intersections are presented below in Table 1. 
 

Table 1 
Level of Service Criteria for Signalized and Stop-Sign Controlled Intersections1 

Signalized Intersections 
 

Level of 
Service 

Type of Operating Condition Average Vehicle 
Delay (seconds) 

A Very low delay, most vehicles arrive during the green and do 
not stop at all. 

< 10.0 

B More vehicles stop at the traffic signal than LOS “A”, but 
otherwise good progression of traffic through the intersection. 

10.1 – 20.0 

C Congestion starts to occur; number of vehicles stopping at the 
intersection is significant. 

20.1 – 35.0 

D Congestion is more noticeable, longer delays; some vehicles 
may not clear on a single cycle. 

35.1 – 55.0 

E High delays, poor progression through intersection. Most 
vehicles do not clear the intersection on a single cycle. 

55.1 – 80.0 

F Unacceptable high delay to drivers, demand exceeds 
capacity, increasing queue lengths. 

> 80.0 

 
 

Stop-Sign Controlled Intersections  
Level of Service Average Control Delay (sec/veh.) 

A 0 – 10 
B >10 – 15 
C >15 – 25 
D >25 – 35 
E >35 – 50 
F >50  

 

Table 2 below presents the existing and 2022 Base Traffic operations at IL 64 & Peck Road. 
Analysis of existing traffic was conducted using existing signal controller settings and existing 
intersection geometry. Analysis of 2022 Base Traffic retained existing intersection geometry but 
assumed that the traffic signal timings would be re-optimized. Copies of the capacity analysis 
summaries conducted for the existing critical intersections are contained in the Appendix. 
 

 
 
 
 
 

1 Source: Highway Capacity Manual 2010, Transportation Research Board, National Research Council, 
Washington, D.C 
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Table 2 
Summary of Existing and 2022 Base Traffic Conditions 

Intersection Level of Service (LOS) and Delay (seconds) 
Signalized Intersections 

 
 Existing 2012 Traffic 2022 Base Traffic 
Intersection AM Peak PM Peak AM Peak PM Peak 
IL 64 & Peck Rd. F (104) D (47) E (56) D (42) 

 
It should be noted that some individual movements operate at LOS E or F. Table 3 below gives 
a detailed breakdown of the 2022 Base Traffic, showing each individual movement’s Level of 
Service. 

 
Table 3 

LOS & Delay by Movement for 2022 Base Traffic 
 

Intersection 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 
L TR L TR L TR L TR 

IL 64 & 
Peck Rd. 

AM E (56) A (7) E (60) C (34) B (15) D (45) F (98) D (46) E (61)
PM D (42) C (25) C (28) B (16) D (40) D (53) D (53) D (48) E (66)

 
Analysis results show that under the existing conditions and signal timings, this intersection 
operates at an overall LOS F during the AM peak and LOS D during the PM peak.  With 
background traffic growth projected to 2022, and signal timings re-optimized, there will be a 
noticeable decrease in delay during the AM peak and a slight decrease during the PM peak.  
Vehicle queues (stacking) exceed the provided left turn lane storage in both the existing and 
2022 Base Traffic scenarios.  Traffic volumes currently exceed the capacity of the intersection. 
 
Table 4 on the following page shows a summary of analysis results for stop-sign controlled 
intersections. Capacity analyses of stop-sign controlled intersections provide Levels of Service 
and delays for individual intersection movements, but not the intersection as a whole. Results 
for the most critical movement at each intersection are shown in the table on the following page. 
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Table 4 
Summary of Existing and 2022 Base Traffic Conditions 

Level of Service (LOS) and Delay (seconds) 
Stop-sign Controlled Intersections  

 Existing 2012 Traffic 2022 Base Traffic 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Campton Hills Rd. 
at IL 64* 

N.B. 
F (271) 

N.B. 
C (20) 

N.B. 
D (28) 

N.B. 
B (13) 

Corp. Reserve Blvd. 
at IL 64 

S.B.Left 
C (17) 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

Woodward Dr. 
at Peck Rd. 

W.B. 
B (11) 

W.B. 
B (11) 

W.B. 
B (10) 

W.B. 
B (12) 

Cardinal Dr. 
at Woodward Dr. 

N.B. 
A (9) 

N.B. 
A (9) 

N.B. 
A (9) 

N.B. 
A (9) 

Corp. Reserve Blvd. 
at Woodward Dr. 

N.B. 
A (8) 

N.B. 
A (8) 

N.B. 
A (8) 

N.B. 
A (8) 

 * Northbound movement represents eastbound Campton Hills Road 
 
Analysis of existing conditions and 2022 Base Traffic shows that the critical movements at the 
majority of the stop-controlled intersections included in the analysis operate at acceptable LOS 
C or better. There is one exception described below, which operates below an acceptable Level 
of Service. 
 

Campton Hills Road at IL Route 64: The northbound (eastbound Campton Hills Road) 
movement during the AM peak hour currently operates at LOS F.  Delays up to 271 seconds 
(4.5 minutes) may be observed.  This delay can be attributed to the large IL 64 east- and 
westbound through traffic conflicting with the northbound (eastbound Campton Hills Road) 
movement.  The expected 95% queue (vehicle stacking) approaches 595 feet. 
 
This condition is alleviated with the IL 64 & Oak Street improvement.  The IL 64 & Oak Street 
improvement adds an additional through lane to both the east- and westbound approaches of 
the Campton Hills Road intersection.  With this geometric improvement, the expected delay 
and LOS improve to an acceptable level. 
 

 
IV. Site Traffic Characteristics of Proposed Development 
 
Proposed Land Uses 
The site plan for phase 2 of the proposed development consists of 331 residential apartments 
and a clubhouse.  
 
Estimated Site-Generated Traffic 
Site-generated traffic was estimated using the ITE Trip Generation Manual, 8th Edition.  The 
volume generated by the apartments was modeled with ITE Code 220, Apartment.  The 
anticipated number of units, 331, was used to estimate morning and evening peak hour trips to 
and from the site.  The resulting generated traffic is shown in Table 5 on the following page. 
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Table 5 
Trip Generation Table 

 

Land Use ITE 
Code Units Qty

AM Peak Hour 
Volumes (veh/hr) 

PM Peak Hour 
Volumes (veh/hr) 

In Out Total In Out Total 
Residential 220 D.U. 331 34 135 169 133 72 205 

    Source: ITE Trip Generation Manual, 8th Edition 
 
Estimated Trip Distribution 
The direction by which traffic will approach and depart the site is dependent on a variety of 
factors.  These factors include existing travel patterns, characteristics and operating conditions 
of the surrounding roadways, ease of access, and location of population and employment 
centers.  Based on these factors and a familiarity with the sites and the environs, trip distribution 
estimates were developed and are presented in Table 6 below and on Exhibit 5 in the Appendix.   
 
It should be noted that the intersection of IL 64 & Oak Street will be signalized by the time this 
site is developed.  It is assumed that until the out lots of the Corporate Reserve are developed 
and occupied, all traffic traveling from the site to the east during the peak hours will utilize the 
new traffic signal at Oak Street.  Once the proposed site and out lots are developed and 
occupied, it is expected that a traffic signal at IL 64 & Corporate Reserve Boulevard will be 
warranted and installed.  At this time, it is assumed that traffic traveling from the site to the east 
during peak hours will utilize this new signal. 
 

Table 6 
Trip Distribution Estimates 

 
Direction 
To/From 

Percentage  
of Trips 

West on IL 64 5% 
East on IL 64 70% 

North on Peck Rd. 10% 
South on Peck Rd. 15% 

 
Site Traffic Assignments 
The estimated site-generated traffic volumes from the proposed development were assigned to 
the area roadway system based on the directional distribution identified above and on Exhibit 5.  
The site generated trip assignments for the proposed Corporate Reserve development are 
illustrated on Exhibit 6 in the Appendix.  
 
Total Traffic Assignments 
The development’s generated site traffic assignment was then combined with the 2022 Base 
Traffic projected traffic to develop a 2022 Build Traffic assignment, shown on Exhibit 7 in the 
Appendix.   
 
An additional scenario, 2022 Total Traffic, was developed combining the 2022 Build Traffic with 
the traffic generated by the outlots of the Corporate Reserve.  The outlots of the Corporate 
Reserve are described in a previous traffic impact study performed by Hampton, Lenzini & 
Renwick, Inc. (HLR)2.  These outlots are anticipated to include 60,000 s.f. of office space and 

2 Cardinal Property Traffic Impact Study dated July 14, 2008 
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20,000 s.f. of restaurant (no breakfast service).  Trip generation rates and distributions used in 
this study remain unchanged from the original report and are shown in Table 7 below.  The 
2022 Total Traffic assignment can be seen in Exhibit 8. 
 

Table 7 
Trip Generation Table 

 

Land Use ITE 
Code Units Qty 

AM Peak Hour 
Volumes (veh/hr) 

PM Peak Hour 
Volumes (veh/hr) 

In Out Total In Out Total
General Office 710 1000 s.f. 30,000 62 8 70 20 100 120 
General Office 710 1000 s.f. 45,000 88 12 100 24 116 140 

Quality Restaurant 931 1000 s.f. 20,000 10 5 15 100 50 150 
Restaurant Pass-by Trips 0 0 0 (15) (15) (30) 

Total Trips 160 25 185 129 251 380 
    Source: ITE Trip Generation Manual, 7th Edition 

 
 
V. Future Traffic Operations 
 
Traffic Operations 
Capacity analyses were conducted using the estimated 2022 Build Traffic volumes at the five 
intersections included in this study.  Table 8 below presents the results of the capacity analyses 
at IL 64 & Peck Road and provides a comparison to the year 2022 Base Traffic discussed 
earlier in this report. 
 

Table 8 
Summary of 2022 Base Traffic and 2022 Build Traffic Conditions 

Intersection Level of Service (LOS) and Delay (seconds) 
Signalized Intersections 

 
 2022 Base Traffic  2022 Build Traffic  
Intersection AM Peak PM Peak AM Peak PM Peak 
IL 64 & Peck Rd. E (56) D (42) E (57) D (42) 

 
Note that when site traffic is added, the overall average intersection delay during the AM peak 
increases by approximately one second and remains unchanged during the PM peak..  Table 9 
below shows a detailed breakdown of individual movements for the 2022 Build Traffic. 
 

Table 9 
LOS & Delay by Movement for 2022 Build Traffic 

 

Intersection 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

IL 64 & 
Peck Rd. 

AM E (57) A (7) E (60) D (35) B (15) D (45) F (105) D (46) E (61)
PM D (42) C (25) C(29) B (17) D (41) D (53) D (55) D (48) E (66)
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Analysis of the 2022 Build Traffic shows that with the projected site traffic and re-optimized 
signal timings, the intersection operates at an overall LOS E during the AM peak and LOS D 
during the PM peak.  These are the same levels of service calculated for the 2022 Base Traffic.  
Some individual movements operate at LOS E and F during peak times.  Individual movements 
observe either no increase or small increases in average delay when compared to the 2022 
Base Traffic.  Like the existing condition, vehicle queues are expected to exceed the provided 
left-turn storage lanes during peak times.  As is the case with the existing conditions, vehicle 
volumes are expected to exceed the capacity of the intersection. 
 
Table 10 shows a summary of analysis results for stop-sign controlled intersections. As noted 
before, capacity analyses of stop-sign controlled intersections provide Levels of Service and 
delays for individual intersection movements, but not the intersection as a whole. Results for the 
most critical movement at each intersection are shown in Table 10 below. 
 

Table 10 
Summary of 2022 Base Traffic and 2022 Build Traffic Conditions 

Level of Service (LOS) and Delay (seconds) 
Stop-sign Controlled Intersections  

 2022 Base Traffic 2022 Build Traffic 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Campton Hills Rd. 
at IL 64* 

N.B. 
D (28) 

N.B. 
B (13) 

N.B. 
D (28) 

N.B. 
B (13) 

Corp. Reserve Blvd. 
at IL 64 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

S.B.Left 
C (19) 

Woodward Dr. 
at Peck Rd. 

W.B. 
B (10) 

W.B. 
B (12) 

W.B. 
A (10-) 

W.B. 
B (12) 

Cardinal Dr. 
at Woodward Dr. 

N.B. 
A (9) 

N.B. 
A (9) 

N.B. 
A (10-) 

N.B. 
A (9) 

Corp. Reserve Blvd. 
at Woodward Dr. 

N.B. 
A (8) 

N.B. 
A (8) 

S.B. 
A (10-) 

N.B. 
B (11) 

  * Northbound movement represents eastbound Campton Hills Road 
 
Analysis of 2022 Build Traffic shows that critical movements at the stop-controlled intersections 
included in the analysis all operate at LOS D or better.  LOS D is considered an acceptable 
LOS.   
 
 
VI. Total Traffic Operations 
 
In order to compare the traffic impacts from this study to the previous Cardinal TIS referenced 
earlier in this report, capacity analyses were conducted using the estimated 2022 Total Traffic 
volumes at the five intersections included in this study.  The 2022 Total Traffic condition 
includes the proposed residential site as well as the office and restaurant uses in the outlots of 
the Corporate Reserve.  Table 11 on the following page presents the results of the capacity 
analyses at IL 64 & Peck Road and provides a comparison to the year 2022 Build Traffic 
discussed earlier in this report. 
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Table 11 
Summary of 2022 Build Traffic and 2022 Total Traffic Conditions 

Intersection Level of Service (LOS) and Delay (seconds) 
Signalized Intersections 

 
 2022 Build Traffic  2022 Total Traffic  
Intersection AM Peak PM Peak AM Peak PM Peak 
IL 64 & Peck Rd. E (57) D (42) E (72) D (53) 

 
When compared to the Build Traffic, the overall average intersection delay increases by 12 
seconds during the AM peak and 11 seconds during the PM peak.  Table 12 below shows a 
detailed breakdown of individual movements for the 2022 Total Traffic. 
 

Table 12 
LOS & Delay by Movement for 2022 Total Traffic 

 

Intersection 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

IL 64 & 
Peck Rd. 

AM E (72) A (7) E (79) D (36) B (15) D (45) F (129) D (46) E (62)
PM D (53) C (32) C (31) B (18) E (61) E (66) E (57) D (48) E (78)

 
Analysis of the 2022 Total Traffic shows that with the projected site traffic, the Corporate 
Reserve out lot traffic, and re-optimized signal timings, the intersection operates at an overall 
LOS E during the AM peak and LOS D during the PM peak.  Some individual movements 
operate at LOS E and F during peak times.  Like the existing and 2022 Build Traffic conditions, 
vehicle queues are expected to exceed the provided left-turn storage lanes during peak times.  
As is the case with the existing and 2022 Build Traffic conditions, vehicle volumes are expected 
to exceed the capacity of the intersection. 
 
It is anticipated that with the 2022 Total Traffic, a traffic signal will be warranted and installed at 
the intersection of IL 64 & Corporate Reserve Boulevard.  A traffic signal warrant analysis is 
presented later in this report.  Table 13 below provides a summary of the capacity analysis at 
this intersection with traffic signal control.  It is assumed that when this traffic signal is installed 
that IL 64 will be widened to two through lanes in each direction. 
 

Table 13 
LOS & Delay by Movement for 2022 Total Traffic 

 

Intersection 
Peak 
Hour 

Overall
LOS & 
(delay)

LOS & (delay) by Movement 

Eastbound Westbound Southbound 

L TR TR L R 

IL 64 & 
Corp. Reserve Blvd. 

AM C (21) A (9) C (21) B (17) C (32) C (31) 
PM C (23) B (14) B (18) C (24) C (33) C (33) 

 
Table 14 shows a summary of analysis results for the stop-sign controlled intersections. As 
noted before, capacity analyses of stop-sign controlled intersections provide Levels of Service 
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and delays for individual intersection movements, but not the intersection as a whole. Results 
for the most critical movement at each intersection are shown in Table 14 below. 
 

Table 14 
Summary of 2022 Build Traffic and 2022 Total Traffic Conditions 

Level of Service (LOS) and Delay (seconds) 
Stop-sign Controlled Intersections  

 2022 Build Traffic 2022 Total Traffic 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Campton Hills Rd. 
at IL 64* 

N.B. 
D (28) 

N.B. 
B (13) 

N.B. 
D (35-) 

N.B. 
B (14) 

Corp. Reserve Blvd. 
at IL 64 

S.B.Left 
C (18) 

S.B.Left 
C (19) Signalized 

Woodward Dr. 
at Peck Rd. 

W.B. 
A (10-) 

W.B. 
B (12) 

W.B. 
B (10) 

W.B. 
B (13) 

Cardinal Dr. 
at Woodward Dr. 

N.B. 
A (10-) 

N.B. 
A (9) 

N.B. 
A (10-) 

N.B. 
B (11) 

Corp. Reserve Blvd. 
at Woodward Dr. 

N.B. 
A (10-) 

N.B. 
B (11) 

S.B. 
B (10) 

N.B. 
C (16) 

  * Northbound movement represents eastbound Campton Hills Road 
 
Analysis of 2022 Total Traffic shows that critical movements at the stop-controlled intersections 
included in the analysis all operate at LOS D or better.  LOS D is considered an acceptable 
LOS. 
 
Traffic Signal Warrants: 
 

A traffic signal warrant was analyzed for IL 64 & Corporate Reserve Boulevard per Chapter 4 
of the Manual on Uniform Traffic Control Devises (MUTCD) and IDOT guidelines3.  IL Route 
64 is designated an SRA route by IDOT.  IDOT uses higher thresholds on SRA routes for 
signal warrants 1A & 1B than are in the MUTCD and does not allow the use of warrants 2 & 
3.  In order to produce 8th maximum hour traffic volumes for warrant 1, IDOT guidelines allow 
using 55% of the peak hour traffic volumes4.  The traffic signal warrant summary sheets are 
Exhibit 9 in the Appendix. 
 
IL Route 64 & Corporate Reserve Boulevard (2022 Build Traffic):  The traffic signal warrant 
analysis for this intersection was performed with all eastbound traffic from the site using this 
intersection rather than Oak Street.  Using the 55% factor to estimate 8th maximum hour 
traffic along with the required IDOT right turn reduction, projected traffic at this intersection 
does not meet a traffic signal warrant. 
 
IL Route 64 & Corporate Reserve Boulevard (2022 Total Traffic):  Using the 55% factor to 
estimate 8th maximum hour traffic along with the required IDOT right turn reduction, it is 
anticipated that this intersection will warrant a traffic signal once all phases of the 
development are occupied. 
 
 

3 IDOT Signal Warrant Worksheet Procedures 
4 IDOT BDE Manual, 2002 Ed., p. 14-3(3), item 4c. Proposed Volumes 
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VII. Findings and Recommendations 
 
The estimates and analyses discussed in the preceding pages, based on the proposed site 
layout and access as shown in Exhibit 2, indicate the following: 
 
IL Route 64 & Peck Road: 

This intersection is currently operating over capacity with the existing traffic volumes.  Site 
traffic will be an incremental addition to this over-saturated condition.  Re-optimization of the 
signal timings will result in improved intersection operations, though the traffic volumes will 
still exceed the capacity of the intersection.   
 
In order to bring all movements of this intersection to an acceptable LOS for all scenarios 
(Existing, 2022 Base Traffic, 2022 Build Traffic, and 2022 Total Traffic) an additional through 
lane is needed in each direction on IL 64 along with traffic signal timing optimization.  Table 
15 below shows how the additional through lanes would improve the intersection operations. 
 

Table 15 
IL 64 and Peck Road 

LOS & Delay by Movement for 2022 Total Traffic 
 

Condition 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

No Improvements 
AM E (69) A (7) E (76) D (36) B (15) D (45) F (127) D (46) E (62)
PM D (53) C (32) C(31) B (18) E (60) E (65) E (57) D (48) E (77)

With Improvements 
AM C (32) B (12) C (29) B (17) C (20) C (34) D (55) C (34) D (48)
PM D (35) B (20) C (29) B (18) C (32) D (37) D (44) D (41) D (54)

 
Table 15 shows that with traffic signal timing optimization and one additional through lane in 
each direction on IL 64, all movements of the intersection can operate at an acceptable LOS 
D or better. 
 
The proportion of projected 2022 traffic that is due to the new development is shown in Table 
16 on the following page.  The overall percentage of peak period traffic that can be attributed 
to the proposed residential development in the Corporate Reserve site is 1.8% for the AM 
peak and 1.7% for the PM peak.  
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Table 16 
IL Route 64 and Peck Road 

Site Trips as Percent of Projected 2022 Total Traffic  
Intersection Approach AM Peak Hour PM Peak Hour 

Base Site Total % Base Site Total % 
Eastbound IL 64 1096 2 1098 0.2% 658 7 665 1.1%
Westbound IL 64 270 27 297 9.1% 948 15 963 1.6%
Southbound Peck Rd. 182 0 182 0% 301 0 301 0% 
Northbound Peck Rd. 318 5 323 1.5% 531 20 551 3.7%
Total Intersection 1866 34 1900 1.8% 2438 42 2480 1.7%

 
IL Route 64 & Campton Hills Road: 
This intersection is currently operating over capacity with the existing traffic volumes.  The 
large amount of east/west traffic leaves very few gaps for northbound (eastbound Campton 
Hills Road) vehicles to turn on to IL 64.  This intersection is expected to operate at an 
acceptable LOS D or better after the completion of the IL 64 & Oak Street improvement.  
This intersection will have the overall capacity to accommodate the 2022 Total Traffic.  No 
changes beyond what is included in the IL 64 & Oak Street improvement are needed. 
 
IL Route 64 & Corporate Reserve Boulevard: 
With the assumption that an additional through lane in each direction on IL 64 will be added 
and this intersection will be signalized, this intersection has the overall capacity to 
accommodate the 2022 Total Traffic.   
 
Peck Road & Woodward Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Corporate Reserve Boulevard: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Cardinal Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 

Traffic Calming: 
Traffic calming measures are not anticipated to be needed on Woodward Drive.  Should 
measures be required in the future, the City of St. Charles has a traffic calming policy in place 
that should be followed at that time. 

 
On-site Traffic Circulation:  
A detailed review of the site plan should be conducted by City staff and by the Fire Department 
to ensure that adequate access is provided for emergency vehicles throughout the site. When 
geometric plans for the access lanes within the site are finalized, they should be reviewed for 
access by the largest St. Charles Fire Department truck, which can be approximated with a 
WB-50 turning template.  
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Comparison to the Cardinal Property Traffic Impact Study:  
The results of this study were compared to the Cardinal Property TIS referenced earlier in this 
report to see how the impacts changed when the proposed site’s land use was changed from 
office to residential.  The key difference between the original Cardinal Property TIS and this 
report is a modification of the proposed site plan to replace 490,000 s.f. of office space with 331 
residential apartments.  This results in a reduction in the volume of trips generated by the site.  
Table 17 below shows a comparison of the total trips generated by the Corporate Reserve and 
it’s outlots. 
 

Table 17 
Comparison of Cardinal Property TIS and Corporate Reserve TIS 

2022 Total Traffic 
Total Site Trips Generated  

Study 
AM Peak PM Peak 

In Out Total In Out Total 

2008 Cardinal Property TIS 670 95 765 220 650 870 
2012 Corporate Reserve TIS 194 160 354 262 323 585 

 
Table 18 below shows a comparison between the average delays at intersections included in 
both studies.  For the signalized intersections, the delay and LOS shown are for the intersection 
as a whole.  For the stop-sign controlled intersection, the delay and LOS are for the critical 
movement. 
 

Table 18 
Comparison of Cardinal Property TIS and Corporate Reserve TIS 

2022 Total Traffic 
Level of Service (LOS) and Delay (seconds)  

 Cardinal TIS Corp. Reserve TIS 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Peck Rd. 
 at IL 64 F (111) F (120) E (69) D (53) 

Corp. Reserve Blvd. 
at IL 64* A (8) D (44) C (21) C (23) 

Campton Hills Rd. 
at IL 64** 

N.B. 
F (736) 

N.B. 
F (***) 

N.B. 
D (35-) 

W.B. 
B (14) 

  * Analyzed as a signalized intersection 
              ** Northbound movement represents eastbound Campton Hills Road  
             *** Report does not provide delay due to capacity software limits.  
 
Table 18 shows that for most situations, the delay and LOS are improved with the new 
proposed residential use.  The delay at IL 64 & Corporate Reserve Boulevard is increased for 
the AM peak hour period.  This is because residential uses have a larger exiting volume in the 
AM than office uses.  Therefore, there is a larger amount of traffic on the minor approach to this 
intersection, increasing the delay. 
 
 



 
Corporate Reserve of St. Charles Traffic Impact Study      City of St. Charles 

 
 Page 16 

Woodward Drive Extension:  
It is in the City’s long range plans to extend Woodward Drive to Randall Road and construct a 
new signalized intersection at this location.  When this happens, there will be a benefit to 
several of the study intersections.  A majority of vehicles traveling to and from the north as well 
as some of the vehicles traveling to and from the south on Randall Road will utilize this new 
intersection.  This will divert some of the traffic using Woodward Drive & Peck Road and IL 64 & 
Corporate Reserve Boulevard.  A more detailed analysis will be required to determine the 
anticipated level of benefit to sites along Woodward Drive, including the Corporate Reserve.  
 
It should be noted that if this extension and new intersection are completed before the proposed 
Corporate Reserve development, the traffic signal warrants anticipated at IL 64 & Corporate 
Reserve Boulevard may be affected.  If this situation occurs, it is recommended that the traffic 
distributions be reevaluated and a new traffic signal warrant analysis be prepared. 
 
Respectfully Submitted,  
 
 
 
P. Brien Funk, EI 
Hampton, Lenzini and Renwick, Inc. 
 
 
 
Alexander S. Garbe, PE, PTOE 
Hampton, Lenzini and Renwick, Inc. 
 
 
 
Diane Lukas, PE 
Hampton, Lenzini and Renwick, Inc. 
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TRAFFIC SIGNAL WARRANT REVIEW SHEET
Intersection: IL Route 64 & Corporate Reserve Blvd 2022 Build Traffic

Municipality: City of St. Charles/IDOT

Speed limit of major route: 45 Isolated Community with population <10,000?  No

Number of lanes for major approach: 1 Number of lanes for minor approach: 1

SRA: Yes MUTCD: 2009

Warrant Number
Requirement 

Satisfied?
Warrant 1 
Condition 

A

Warrant 1 
Condition 

B
Warrant 2 Warrant 3 Warrant 4 Warrant 1 Condition 

A

7:00 AM 1289 102 x

55% of DHV 844 35

5:00 PM 1534 64 x x

Volume Requirements: Major Street 500 750

Minor Street 150 100

Yes  No
Warrant 4

Pedestrian Volume

Yes  No
Warrant 2

Four Hour Volume

Yes  No
Warrant 3 

Peak Hour

Veh. per hr. on 
higher volume 
minor street 
approach (one 
direction only)

Veh. per hr. on 
major street 
(total of both 
approaches)

Hour

Yes  No
Minimum Vehicular 

Volume

Yes  No

Warrant 1 Condition 
B

Interruption of 
Continous Traffic

Check any hours that
meet the following warrants

Minor Street 150 100

Completed By: P. Brien Funk, EI
Hampton, Lenzini and Renwick, Inc.

Date: 5/9/2012
Warrant 8 Yes  No

Roadway Network

Corporate Reserve of St. Charles
Traffic Signal Warrant Review

EXHIBIT 9A

Yes  No
Warrant 9

Grade Crossing

ST. CHARLES

Yes  NoWarrant 6

Coordinated Signal 
System

Yes  NoWarrant 7

Crash Experience

Pedestrian Volume

Yes  NoWarrant 5

School Crossing



TRAFFIC SIGNAL WARRANT REVIEW SHEET
Intersection: IL Route 64 & Corporate Reserve Blvd 2022 Total Traffic

Municipality: City of St. Charles/IDOT

Speed limit of major route: 45 Isolated Community with population <10,000?  No

Number of lanes for major approach: 1 Number of lanes for minor approach: 1

SRA: Yes MUTCD: 2009

Warrant Number
Requirement 

Satisfied?
Warrant 1 
Condition 

A

Warrant 1 
Condition 

B
Warrant 2 Warrant 3 Warrant 4 Warrant 1 Condition 

A

7:00 AM 1359 113 X X

55% of DHV 894 108 X

5:00 PM 1626 196 x

Volume Requirements: Major Street 600 750

Minor Street 150 100

Hour
Veh. per hr. on 
major street 
(total of both 
approaches)

Veh. per hr. on 
higher volume 
minor street 
approach (one 
direction only)

Check any hours that
meet the following warrants

Yes  No
Minimum Vehicular 

Volume

Yes  No
Interruption of 

Continous Traffic

Warrant 2
Yes  No

Four Hour Volume

Warrant 3 
Yes  No

Peak Hour

Warrant 1 Condition 
B

Warrant 4
Yes  No

Pedestrian Volume

Completed By: P. Brien Funk, EI
Hampton, Lenzini and Renwick, Inc.

Date: 5/9/2012

Warrant 5 Yes  No

School Crossing

Warrant 6 Yes  No
Coordinated Signal 

System

ST. CHARLES
Corporate Reserve of St. Charles

Traffic Signal Warrant Review

Warrant 9 Yes  No

Grade Crossing

EXHIBIT 9B

Warrant 7 Yes  No

Crash Experience

Warrant 8 Yes  No

Roadway Network
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MEMORANDUM 
 

Date:  May 7, 2012 
 
To:  Chris Tiedt P.E. 
 
CC:        
 
From:  Greg Chismark 
 
Subject:  Corporate Reserve Sanitary Sewer Study 
 
 
This memo is a follow up to the subject study at the request of City staff.  The purpose 
is to document the projected wastewater flow from the Corporate Reserve development 
(former Cardinal Property) comparing several sources.  These are: 
 

 Improvements Phasing Plan Update for Fairgrounds / West Gateway 
Development dated January 1996 

 West Side WRF Facility Plan Update dated August 2008 

 Corporate Reserve of St. Charles Sanitary Sewer Evaluation dated April 2012 
 
The Corporate Reserve development is located on the former Cardinal Property.  
Generally, it is located between IL Route 64 (Main Street) and the former UPRR tracks / 
Great Western Trail and Remington Glen and Regency Estates / Pine Ridge Park.  The 
entire property consists of approximately 50 acres.  Find below a table comparing projected 

wastewater flows. 
 

Source Est P.E. Flow gpd Land Use Comments 

Improvements Phasing Plan 
Fairgrounds/West Gateway - 

1996 
903 90,300 Mixed 

Significant residential 
component @ 24 

P.E./ac. 

West Side WRF Facility Plan 
Update- 2008 

500 50,000  10 P.E./ac. 

Corporate Reserve Sanitary 
Sewer Study - 2012 

899 89,908 Mixed 
Office/ commercial & 
proposed multi-unit 

residential 

 



It is noted that the 2012 flows and the 1996 flows are similar in magnitude.  However, 
the 2008 flows are significantly less.  Most likely this is a result of the land use proposed 
(or approved) at the time the study was prepared and may be based on the assumption 
that a majority of the property will be an office use. 



 

 
 

MEMORANDUM 
 

Date:  May 21, 2012 
 
To:  Chris Tiedt P.E. 
 
CC:  James Bernahl P.E. 
 
From:  Greg Chismark 
 
Subject:  Corporate Reserve Sanitary Sewer Study 
 
 
This memo is in response to City staff comments regarding the sanitary sewer 
evaluation for the Corporate Reserve project.  The goal of this supplement is to take a 
more refined look at the wastewater flows generated from the Corporate Reserve site.  
Although we took a conservative approach, City staff is concerned that the clubhouse 
and pool area has not been specifically accounted for in the analysis.  The following 
documents were utilized: 
 

 Improvements Phasing Plan Update for Fairgrounds / West Gateway 
Development dated January 1996 

 Clubhouse Floor Plan prepared by BSB Design dated March 19, 2012 
 Title 35 of the Illinois Administrative Code Part 370  Recommended Standards 

for Sewage Works 
 Title 15A North Carolina Administrative Code  Wastewater Design Flow Rates 

 
Upon evaluation of the clubhouse floor plan we identified three separate uses.  These 
uses include the pool, the social room/fitness room and the office area. We have 
assumed these uses would occur daily and throughout the year.  This is a very 
conservative assumption but a good starting point.  The flow generate rates were taken 
from both the Illinois and North Carolina Administrative Codes.  The North Carolina 
Administrative Code was utilized to establish a flow rate for the pool and fitness areas 
because the Illinois Administrative Code does not address these uses.  The estimated 
flow rate for the clubhouse facility is 2,100 gpd or 21 P.E. 
 
We also verified the residential unit count and flows.  Based on a rounding error the 
entire residential component could generate 72,100 (721 P.E) in comparison to the 
71,250 (712.5 P.E.) originally estimated.  This is an increase of 850 gpd or 8.5 P.E. 
 



Finally, we re-evaluated the 7.5 acres of vacant commercial land use adjacent to Main 
Street (IL 64).  The original estimate used a very conservative flow generation rate of 20 
P.E./acre.  This is 5 P.E./acre greater than the rate used in the original Fairgrounds / 
West Gateway Development Improvements Phasing Plan.  It is reasonable to adjust 
flow rates for the commercial areas utilizing the original flow generation rates.  The 
resultant is a reduction of 3,750 gpd or 37.5 P.E. 
 
Taking into account all the afore-noted adjustments to total flow from the project can be 
reduced by 800 gpd or 8 P.E.  We recommend the originally calculated flow rates and 
analysis remain unchanged as a conservative approach. 
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