
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Pheasant Run Crossing Subdivision 

City Staff: 
 

Russell Colby, Planning Division Manager 

PUBLIC HEARING 
  

MEETING 
3/17/15 X 

APPLICATION:  Preliminary and Final Plat of Subdivision 

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Plat of Vacation 

Applications Plat of Subdivision 

SUMMARY: 
 

The subject property is a group of commercial properties comprising 33.8 acres located north of E. 
Main St./Rt. 64 at Pheasant Run Drive. The eastern portion of the site was subdivided as the East Main 
Retail Subdivision in 1998. The property includes the Hilton Garden Inn, Culver’s and DuPage Expo. 

 

The proposal is to consolidate and resubdivide all of the subject property into a single subdivision with 
shared access. An owner association would be established to manage the common elements, including 
maintenance of the shared access drives and the stormwater detention area. 

 

New lots will be created for the existing buildings, along with new building lots for future development. 
All of the lots will share a system of common access drives. As a part of the proposed subdivision, most 
of the existing public utility, drainage, and access easements will be abrogated (or removed) and 
rededicated on the new subdivision plat. No new public improvements are necessary at this time in 
connection with the subdivision; therefore no engineering plans are required. 

 

SUGGESTED ACTION: 
Review the Final Plat of Subdivision. 
 
Staff has found the application materials to be complete and the Final Plat to be substantially in 
compliance with the all code requirements, subject to all outstanding staff comments being adequately 
addressed. 
 
Upon resolution of outstanding staff comments, staff recommends approval of the Final Plat of 
Subdivision. 
INFO / PROCEDURE – FINAL PLAT OF SUBDIVISION: 

 Final Plat is the actual plat document that will be recorded with the County to formally create new 
lots, dedicate streets, and provide easements, etc. 

 Recommendation is based on conformance with Zoning & Subdivision Codes. Staff has provided an 
analysis in the Staff Report. 

 A public hearing is not required for this type of application. 
 No findings of fact are applicable to this application. 
 

 



 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  Pheasant Run Crossing Subdivision 
 
DATE:  March 13, 2015 
  
 
I. APPLICATION INFORMATION: 

Project Name: Pheasant Run Crossing Subdivision 

Applicant:  Oakbrook Properties, Inc. 

Purpose:  Consolidation and re-subdivision of developed and vacant property 
around the Hilton Garden Inn and DuPage Expo building  

 

 Community & Economic Development 
Planning Division 

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

General Information: 

Site Information 
Location 4050-4072 E. Main St., North side of IL Rt. 64 at Pheasant Run Dr.  
Acres 33.8 acres 

 
Applications Preliminary and Final Plat of Subdivision 

Applicable 
Zoning Code 
Sections/ 
Ordinances 

Title 16, Subdivision Code 
Title 17, Zoning Code, Chapter 17.14 Business and Mixed Use Districts 

 
Existing Conditions 

Land Use Commercial lots (hotel, restaurant, exposition center) 
Zoning BR – Regional Business (Special Use for Culver’s Drive-Through Facility) 

 
Zoning Summary Current Land Uses 

North RM-2 PUD (Pheasant Run Trails townhomes) Residential Townhomes 
East BC-Community Business Storage business 
South BR Regional Business, Special Use for Golf Course Pheasant Run Resort and 

Golf Course 
West Unincorporated property House and farmland 

 
Comprehensive Plan Designation 

Corridor/Regional Commercial, Open Space (existing detention area) 
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II. PROJECT OVERVIEW: 
 

BACKGROUND 
 

The subject property is a group of commercial properties comprising 33.8 acres located north of E. 
Main St./Rt. 64 at Pheasant Run Drive. The property was originally annexed into the City in the 
1960s as a part of the Pheasant Run Resort. The property is partially subdivided and contains the 
Hilton Garden Inn hotel, Culver’s Restaurant, and the DuPage Expo Center. A stormwater detention 
area exists at the northeast corner of the property. 
 
The eastern portion of the site was subdivided as the East Main Retail Subdivision in 1998. The 
Hilton Garden Inn hotel was constructed soon thereafter. The private access drive, Pheasant Run 
Drive, and a traffic signal at Main St. were installed. 
 
A Special Use for a Drive-Through Facility for the Culver’s Restaurant was approved by the City in 
2011. 

 
The main portion of the DuPage Expo center building existed prior to the East Main Retail 
subdivision and was originally an accessory use to the Pheasant Run Resort.  The DuPage Expo 
center and the vacant property to the north of the building are unsubdivided parcels of land. 

 
In 2012-2013, Main St./ Route 64 was reconstructed and widened adjacent to the site. A landscape 
median, sidewalks, roadway lighting and a new traffic signal were installed as a part of the road 
constriction. 

 
 PROPOSAL 
 

The proposal is to consolidate and resubdivide all of the subject property into a single subdivision 
with shared access. An owner association would be established to manage the common elements, 
including maintenance of the shared access drives and the stormwater detention area. 
 
New lots will be created for the existing buildings, along with new building lots for future 
development. All of the lots will share a system of common access drives, including the existing 
Pheasant Run Drive access and a secondary right-in/right-out access in front of the DuPage Expo 
building. 

  
Because the property has been developed on a piecemeal basis over many years, the easements 
across the site are not clearly defined and they exist in many separate documents. As a part of the 
proposed subdivision, most of the existing public utility, drainage, and access easements will be 
abrogated (or removed) and rededicated on the new subdivision plat.  
 
No new public improvements are necessary at this time in connection with the subdivision; therefore 
no engineering plans are required. The site is already served with public utilities and access is 
provided to all lots over the common access easements. As buildings are proposed on each lot, the 
necessary utility extensions or connections will be provided. A stormwater detention area exists to 
serve the subdivision. This detention area can be enlarged if necessary as future development is 
proposed. 
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III. ANALYSIS OF PLANS 

 
ZONING COMPLIANCE 
 
All of the proposed lots comply with the minimum required standards of the BR Regional Business 
District (including a minimum lot area of 1 acre). 
 
The subdivision plat identifies an area for a sign easement at the northeast corner of Main St. and 
Pheasant Run Drive. The Zoning Ordinance permits a larger shared “Shopping Center sign” to be 
installed for a development that meets the definition of a shopping center: 
 

Shopping Center. Two (2) or more retail stores and/or service establishments located on a parcel 
of four acres or more sharing customer parking areas, regardless of whether said stores and/or 
establishments occupy separate structures or are under separate ownership 

 
The proposed subdivision would meet this definition and the sign could be used to advertise uses 
located on all of the lots. 
 
 
SUBDIVISION CODE COMPLIANCE 
 
City staff has reviewed the Final Plat for compliance with Subdivision Code requirements and has 
the following comments: 
 
 Utility Easements 

 
1. City Code requires a full 10 ft. public utility and drainage easement along the boundaries of 

all proposed lots. The combined 5 ft. and 5 ft. along a common lot line will not meet the City 
Code requirement. 
 

2. The utility and access easement on the west lot line of Lot 5 / Lot 401 is shown as abrogated 
on adjacent new Lot 6. This entire easement should be maintained. 

 
3. Lot 6 utility easement granted by R2012-07442 is shown as abrogated on the plat of vacation, 

but shown as “Granted by R2012-07442” on the new plat.  
 
4. Some type of easement provisions should be included for the sign easement to clarify what 

lot owners have the right to utilize the sign easement and that the easement will be managed 
by an owner’s association. 

 
5. The ingress-egress easements over Lot 9 and Lot 6 do not identify the right of other lot 

owners in the subdivision to utilize the easements. This should be clarified on the plat. 
 
6. The ingress-egress easement to access Lot 8 needs to provide access to the City as well in the 

event the City needs to maintain the detention area. 
 
7. There may be a need for a cross access and parking easement between Lots 1 and 2. 
 
8. Easement provisions should be provided for the dumpster easement located on Lot 8. 
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Signature Blocks 
 
9. There are a couple of duplicate signature blocks (City Council, Clerk, Special Assessments).  
 
10. In the signature blocks, “Director of Public Works” needs to be changed to “Director of 

Community and Economic Development”. 
 
11. Relocate IDOT’s certificate to Sheet 5 or 6 with all other signature blocks. 
 
12. It may be necessary for other utility providers to be signatories to the plat of vacation and 

abrogation (such as AT&T, Nicor, Comcast). 
 
Other Comments 
 
13. Public sidewalk is typically required along all street frontages and to access each lot in the 

subdivision. No public sidewalk exists along Rt. 64 along Lot 4 and no sidewalk exists to 
connect from Rt. 64 to Lot 3. These sidewalks should be provided when Lot 4 is developed. 
 

14. The Public Works Department is reviewing the Final Plat in detail to ensure that all existing 
public utilities are located within appropriate easements. Easements will need to be provided 
for all existing public utilities on the site.  

 
15. Include a table on the plat of resubdivision that includes the following information: 
 

a. Number all easements being granted on each individual lot. 
b. Include the area for each easement being granted on each individual lot. 
c. Include the square footage for each individual lot in the table as well. 

 
 
IV. RECOMMENDATION  

 
Review the Final Plat of Subdivision. 
 
Staff has found the application materials to be complete and the Final Plat to be substantially in 
compliance with the all code requirements, subject to all outstanding staff comments being 
adequately addressed. 
 
Upon resolution of outstanding staff comments, staff recommends approval of the Final Plat of 
Subdivision. 

 
V. ATTACHMENTS 

 Application 

 Proposed Plat of Vacation and proposed Final Plat of Subdivision  
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