
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

Delnor Woods Subdivision 

City Staff: Russell Colby, Planning Division Manager 

 Please check appropriate box (x) 

 PUBLIC HEARING 
12/4/12 

X 
MEETING 

 
 

APPLICATIONS UNDER CONSIDERATION: 

Map Amendment 

Preliminary Subdivision Plan 

Final Plat of Subdivision 

ATTACHMENTS AND SUPPORTING DOCUMENTS: 

Applications and Attachments Preliminary Engineering Plans dated 10/19/12 

Staff Memo dated 11/30/12 Tree Preservation/Landscape Plans dated 4/18/12 

Engineering Review Comments dated 11/20/12 Final Plat of Subdivision received 11/2/12 

Fire Department Review Comments dated 11/29/12  

EXECUTIVE SUMMARY: 

 
The applicant, Chris Lannert of the Lannert Group, on behalf of John Collins, Co-Trustee for the 
Collins Family Trusts, has submitted applications requesting approval of a nine-lot subdivision of the 
existing Collins Estate property located east of IL Rt. 25/N. 5th Ave. at Iroquois Ave. 
 
The overall plan is essentially the same as the single-family portion of the 2008 Delnor Woods PUD 
development. The remainder of the original PUD property is no longer owned or controlled by the 
Collins Family Trusts and is not included in this application. 
 
A public hearing is required for the Map Amendment application. This rezoning is necessary due to 
changes in the location of the boundary line between the 2008 PUD single-family area and the 
boundary line of the portion of the property acquired by the Park District. 
 
Only the public hearing has been listed on the agenda. Staff is requesting a resubmittal of plans to 
address the staff review comments prior to placing the item on the agenda for a recommendation. 
 
RECOMMENDATION / SUGGESTED ACTION (briefly explain): 
 
Conduct the public hearing and close the hearing if all the testimony has been received.   
 

 







































 
 
 
 
 
 
STAFF MEMO 
 
TO:  Chairman Todd Wallace 
  And the Members of the Plan Commission 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  Delnor Woods Subdivision 
 
DATE:  November 30, 2012 
_____________________________________________________________________________ 
    
I. APPLICATION INFORMATION: 

Project Name: Delnor Woods Subdivision 

Applicant:  Chris Lannert, the Lannert Group 

Purpose:  To develop the remaining Collins Estate Property with 8 new single 
family residential lots. 

 
 
General Information: 

Site Information 
Location East of IL Route 25/N. 5th Avenue at Iroquois Ave. 
Acres 14.72 Acres (1.72 acres to be rezoned) 

 
Applications: 1) Map Amendment (for 1.72 acres) 

2) Preliminary Subdivision Plan 
3) Final Plat of Subdivision 

Applicable     
City Code 
Sections 

Title 16, Subdivisions and Land Improvement  

Title 17, Chapter 17.12 - Residential Districts 

 
Existing Conditions 

Land Use Single-Family Residential/Vacant estate property 
Zoning RE-2 Single Family Estate District, with portions zoned BL Local Business and 

RM-1 Mixed Medium Density based on 2008 PUD land uses. 
 

Zoning Summary 
North BL- Local Business Delnor Medical Offices 
East RM-1 Mixed Medium Density Residential Park District/Delnor Woods Park 
South PL- Public Lands Park District/Delnor Woods Park 
West RE-2 Estate Single Family &  

RT-1 Traditional Single Family 
Single Family Houses 

 
Comprehensive Plan Designation 

Low Residential 

Community Development 
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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Proposed 
Subdivision 
14.72 acres 

2008 PUD property 
acquired by Park 
Dist.- 19.1 acres 

Aerial Photo 

Delnor Medical 
Offices -  

Not included 
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II. OVERVIEW 
 

A. PROPERTY HISTORY 
 

The subject property is the remaining portion of the Collins Estate property owned by John 
Collins and the Collins Family Trusts.  
 
In 2008, the City granted Map Amendments (rezoning) and Planned Unit Development 
approval for a larger project called the Delnor Woods PUD. The 2008 PUD encompassed 38 
acres and incorporated the existing Delnor Medical Offices on Rt. 25. The project included 
demolition of the medical office buildings and construction of an office building attached to a 
four-unit multi-family residential building, 37 two-family/townhome units in the north and 
east portion of the property, and 8 single-family lots on a cul-de-sac on the southern portion 
of the property. The property was rezoned to three separate zoning districts to accommodate 
each development type. 
 
Section 17.04.420 of the Zoning Ordinance, “PUD Timing and Revocation” specifies 
timeframes for a PUD approval to remain valid. A Final Plat of Subdivision for at least the 
first phase of the development must to be recorded within two years. The developer was 
granted two 12-month extensions for recording the Final Plat in 2010 and 2011. After three 
years following the PUD approval, if the Final Plat has not been recorded, approval of the 
Special Use for PUD and PUD Preliminary Plans lapse. Earlier this year, the decision was 
made to allow the 2008 PUD approval to lapse. The zoning districts designated in 2008 
remain. 
 
In January 2012, the property owners, the Collins Family Trusts, sold approximately 19 acres 
on the eastern side of the estate property to the St. Charles Park District. This property will be 
used to expand Delnor Woods Park, which is located immediately south of the site. The Park 
District acquisition includes most of the major drainage way through the estate property. 
 
Due to changes with the ownership status of Delnor Hospital, the medical offices to the north 
of the estate property are no longer proposed for redevelopment. 
 
The Collins Family Trusts now control only the 14.72 acre portion of the original estate site 
that is approximately the same size and location of the single-family portion of the 2008 
PUD.  
 

B. PROPOSAL 
 

The current proposal is for a nine lot subdivision, including one lot for the existing Collins 
Home. Six lots will be located off of a cul-de-sac called Collins Circle. Three lots will be 
located on Rt. 25/N. 5th Ave., located between an existing single-family house and the Delnor 
Medical offices. 

The plan is essentially the same as the 2008 PUD layout for the single-family portion: 

 The six cul-de-sac lots have been changed slightly in size/shape (minor increases or 
decreases in size). 
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 There are now three lots proposed to front on 5th Avenue, vs. two in the 2008 PUD. 
(Previously, portions of these lots were was part of the proposed office building). 

 Stormwater remains off-site on Park District property, as was originally approved 
for this portion of the development. 

 

In terms of development applications, the applicant has filed the following: 

 Map Amendment (rezoning) for a number of small parcels along the proposed 
subdivision boundary, to be rezoned back to the RE-2 Single Family Estate District. (This 
rezoning is necessary due to changes in the location of the boundary line between the 
2008 PUD single-family area and the Park District acquisition property. The rezoning 
locations are shown on the Zoning Map on page 2.) 

 Subdivision Preliminary Plan approval for the proposed nine-lot subdivision. 

 Final Plat of Subdivision 

 

It is important to note the following: 

 No Planned Unit Development is proposed. The property will be developed in 
conformance with the existing and proposed zoning. 

 The public hearing is required for the Map Amendment application only. 
Subdivision applications do not require a public hearing. 

 
III. ANALYSIS 
 

A. COMPREHENSIVE PLAN 
 
Future Land Use: 
The future land use map designates the Collins Property as “Low Residential.” For future 
land use recommendations in the area, the plan recommends: 
 “Compatible residential infill, no commercial” 
 “Former Norris Estate [Collins property] should remain as is or low residential 

development and retain the open character of the property.” 
 
Definition of “Low Residential”: 
 “Low density residential development generally characterized by single family 

detached homes served by public sewer and water systems. Maximum density 
ranges from 1 up to 2.5 d.u. per acre.” 

 
Density calculation according to the Comprehensive Plan: 
“For purposes of this Plan, density is the number of dwelling units per acre of land, excluding 
land with environmental constraints. Environmental constraints include ponds, lakes, wetlands, 
flood plains, slopes greater than 12% and endangered plant and animal territories as recognized 
by state or federal agencies. For areas beyond the sanitary sewer service area, hydric soils are 
included as an environmental constraint; hydric soils are not acceptable for septic systems.” 

 
“The maximum density does not dictate the type of dwelling units or lot sizes, but only 
the maximum number of dwelling units permitted on a parcel. This approach allows for 
flexibility in lot sizes and dwelling types such as cluster single family, townhomes, multi-
family, etc. The purpose of establishing a maximum density is to establish the total 
number of dwelling units that can be accommodated within a given area. When zoning is 
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established, more specific requirements tailored to the site and its surroundings should be 
included.” 

Density permitted on the subject property: 
‘Low Residential’ Density Range:  1.0 to 2.5 d.u. per acre 
Total Parcel Area    14.72 acres 
Floodplain area    0.5 acres (estimate) 
Adjusted Parcel Area   14.72 – 0.5 = 14.22 acres 

   Density Range in total d.u.:  14.2 to 35.6 units 
 
Density Analysis of the Proposal: 

9 d.u. on 14.22  acres:   0.63 d.u./acre 
 
 

B. ZONING AND SUBDIVISION DESIGN REVIEW 
 

 RE-2 Minimum Zoning Standards Proposal 

Minimum Lot 
Area 

25,000 SQ FT 
The smallest lots, along Route 25, are 
approximately 38,000 SQ FT (Lots 7, 8, 9) 

Minimum Lot 
Width 

125 ft at the setback line The smallest lot width is approximately 140 ft. 

Minimum Front 
Yard 

40 ft 
Minimum 50 ft. setback; 80 ft. setback for lots at 
the end of the cul-de-sac (Lots 2, 3, 4) 

Minimum Rear 
Yard 

50 ft To follow RE-2 standard 

Minimum 
Interior Side 

Yard  
10 ft To follow RE-2 standard 

Minimum 
Exterior Side 

Yard  
40 ft Not applicable- No corner lots are included. 

 

 Subdivision Minimum Standards Proposal 

Lot Size 
/Dimension 

Meet the standards of the Zoning District Meets the RE-2 Standards. 

Street Design 

Right of way width: 66 ft. 
Pavement width: 26 ft. for Estate Streets
Cul-de-sac length: No limit for cul-de-
sacs with less than 16 lots 
 
Note: Per the Building Code, a cul-de-
sac pavement diameter of 96 feet is 
required. 

Right of way width: 66 ft. 
Pavement width: 29 ft. 
Cul-de-sac length: Approx. 750 ft. 
 
 
The proposed cul-de-sac pavement is 
approximately 90 ft. in diameter. 

Easements 
10 ft. on all property lines, except 5 ft. 
where 5 ft. easements abut on two 
single-family lots 

Easements have been noted, but staff is 
requesting easements be graphically depicted on 
the Final Plat. 

Sidewalks 4 ft. on both sides of the street Sidewalks provided. 
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C. TRAFFIC AND ACCESS 

 
The Subdivision Plans show access to IL Rt. 25/N. 5th Ave. at Collins Circle and directly into 
Lots 7, 8, and 9. An existing access for the Collins home will be removed. Based on the small 
size of the development, no traffic analysis was required. 
 
Access onto IL Rt. 25 is subject to the review and approval of the Illinois Department of 
Transportation. IDOT will be a signatory on the Final Plat of Subdivision. Previously, IDOT 
approved of the location of Collins Circle. IDOT may request shared access for Lots 7, 8, and 
9. 

 
D. TREE PRESERVATION & LANDSCAPE PLAN 

 
The applicant has submitted a partial Tree Preservation Plan covering the area of the Collins 
Circle cul-de-sac. The Applicant has submitted a Landscape Plan showing parkway trees to 
be planted along the cul-de-sac. Staff has suggested placing all utilities in the roadway to 
preserve existing trees in the right-of-way. 

 

City Code Chapter 8.30, “Tree Preservation on Private Property” requires a Tree Preservation 
Plan be approved prior to the removal of any tree 6” or more DBH (diameter at breast 
height). Tree Preservation Plans will be required prior to building permits for the 
development of each individual lot. Staff will be recommending Tree Preservation 
restrictions be placed on the Final Plat of Subdivision. 

 
E. ENGINEERING REVIEW 

 
Engineering review comments are attached. Staff is requesting plans be revised and 
resubmitted prior to the subdivision applications being placed on an agenda for a Plan 
Commission recommendation. 
 
1. Utilities (Water and Sanitary Sewer) 

 
 Utilities to serve Lots 7, 8, and 9 are located in IL Rt. 25. 
 Utilities will be extended from Rt. 25 to serve the lots on Collins Circle.  

o Because the cul-de-sac is downhill from the sanitary sewer main located in 
Rt. 25, a lift station would be required. Due to the small size of the 
development, private pump stations have been proposed to serve each lot. 
These would be maintained by the individual property owners. (An alternate 
option would be a single private lift station maintained by the owner’s 
association.) 

o Water main will be extended to the site. This main will essentially be a “dead 
end” main, meaning the main will not be looped to another point in the 
system. This can be a concern for water quality. However, given the small 
size of the subdivision, this is acceptable. 

o Water pressure at the end of Collins Circle will need to be modeled to 
determine if it is adequate to meet minimum fire flow requirements. The 
minimum pressure standard will be less if fire sprinkler systems are installed 
in the houses. 
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 Existing mains will be abandoned or relocated on the northern edge of the 
subdivision. These mains need to be properly documented in the plans and easements 
adjusted as necessary. 

 
2. Stormwater 

 
 A large drainage way forming a tributary of the 7th Avenue Creek exists on the site 

now owned by the Park District. The drainage way includes a series of decorative 
ponds that currently drain stormwater for the surrounding area but were not designed 
to provide stormwater detention.  

 Stormwater detention for the subdivision will be accommodated off-site in two 
locations: 

o Pond A, an existing pond immediately south of Lots 1 and 2, which will be 
expanded to increase its volume. A structure will be placed to hold the 
increased volume in the pond. 

o Pond B, a new pond to be constructed on the Park District property at the 
southwest corner of Delnor Woods Park. Some stormwater flowing through 
the existing pond near the entrance of the park will be diverted into the new 
pond, held, and released back into the drainage way at the south end of the 
park. 

 Both ponds are located in mapped FEMA floodplains, which will require a review of 
the plans by the Army Corp. of Engineers. 

 Both stormwater ponds will be owned and maintained by the St. Charles Park 
District. 

 Detention and access easements will be required over the ponds. A backup Special 
Service Area for maintenance of the ponds will need to be established. 

 The engineering plans indicate stormwater drainage infrastructure to be installed 
along the rear of Lots 7, 8, and 9. Staff has recommended eliminating this 
infrastructure to the extent possible. The stormwater could mostly be conveyed on the 
surface. 

 
F. FINAL PLAT OF SUBDIVISION 

 
The following information needs to be revised on the Final Plat of Subdivision: 

 Utility and drainage easements depicted on lots. 
 Tree Preservation restrictions referencing the City Code. 
 Revise signature blocks to match Appendix B of the Subdivision Code. 
 Table indicating the area of all easements. 

 
If the developer intends to phase the project, the Final Plat will need to be revised to show the 
initial phase only. 

 
G. INCLUSIONARY HOUSING 

 
This development is subject to Zoning Ordinance Chapter 17.18, “Inclusionary Housing.” Per 
Section 17.18.040 Affordable Units Required, the proposed development is required to 
provide affordable units as follows: 
 

% of Units Required as Inclusionary 5% 
Total Number of New Units proposed 8 
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Number of Inclusionary Units Required 0.4 
 
Since the number of units proposed is under 10 dwelling units, the applicant has the option to 
pay a fee-in-lieu to satisfy the entire inclusionary housing requirement.  The total amount of 
required fee-in-lieu is as follows: 

 
Number of Inclusionary Units Required 0.4 
Per Unit Fee-In-Lieu Amount $104,500 
Total Required Fee-in-Lieu Amount 
(current ordinance) 

$41,800 

Total Fee under Proposed Ordinance 
Amendment (50% of current fee) 

$20,900 

 
The fee-in-lieu will be required to be paid at the time of the first building permit is issued for 
the proposed development.  
 

H. SCHOOL AND PARK FEE-IN-LIEU 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 Subdivision Code Chapter 
16.10 “Dedications”: 
 

Contributions: 

 Park District - $72,419.36 

 School District - $97,666.47 
 
These cash-in-lieu amounts are required to be paid before the first building permit is issued.  
These amounts are subject to change depending on when the first building permit for the 
development is issued and the ultimate number of bedrooms in each house. 

 
IV. RECOMMENDATION 

 
Conduct the public hearing and close the hearing if all the testimony has been received. 
 
Staff is requesting a resubmittal of plans to address the staff review comments prior to placing the 
item on the Plan Commission agenda for a recommendation. 

 
 
c. Chris Lannert 

John Collins  
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