
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

Delnor Woods PUD 
Final Plat for Phase 1 

City Staff: Russell Colby, Planner 

 Please check appropriate box (x) 

 PUBLIC HEARING 
  

MEETING 
6/21/11 X 

APPLICATIONS UNDER CONSIDERATION: 

Final Plat of Subdivision  

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Memo Revised Phasing Plan 

Development Engineering Review Memo Final Plat of Subdivision 

Application Materials Delnor Woods PUD Ordinance 2008-Z-12 

EXECUTIVE SUMMARY: 
 

Christopher Lannert of the Lannert Group, on behalf of John Collins, Owner, has submitted an 
application for approval of a Final Plat of Subdivision for the first phase of the Delnor Woods PUD. 

 

In March 2008, the City Council approved the Delnor Woods PUD, a development of the 
Norris/Collins estate property and redevelopment of the Delnor Medical offices on the east side of Rt. 
25/N. 5th Avenue, north of Delnor Woods Park and south of Allen Lane. 

 

The proposed subdivision is one single-family residential lot on IL Route 25. At the meeting on June 
20, 2011, the City Council is scheduled to approve a Minor Change to the original phasing plan to 
allow the proposed subdivision as Phase 1. 

 

The Plan Commission is reviewing the Final Plat of Subdivision only. The 2008 PUD Ordinance is 
attached for reference. 

 

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

 
Staff recommends approval of the Final Plat, subject to resolution of all Staff comments prior to final 
City Council action. 
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Community Development 
Planning Division 

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

 
STAFF MEMO 
 
TO:  Chairman Todd Wallace 

And members of the Plan Commission 
 
FROM: Russell Colby, Planner 
 
RE: Delnor Woods PUD – Phase I Final Plat 
 
DATE: June 17, 2011 
 
 
 
I.  GENERAL INFORMATION 
 

Application:  Final Plat of Subdivision 
 
Applicant:  Christopher Lannert of the Lannert Group 
 
Record Owner:  John Collins as Co-Trustee of Joann Collins Trust 

 
Purpose:  Subdivide property to create one single-family lot 

 
Property Size   42,755 s.f. 
and location:       East side of IL Route 25/N. 5th Avenue, north of Iroquois Ave. 
 
Zoning:   RE-2 Single Family Estate District -PUD 
   (Delnor Woods PUD Ordinance 2008-Z-12) 

  
 Review Criteria: Subdivision Code, Title 16 of the City Code 
    Zoning Ordinance, Title 17 of the City Code 
    Delnor Woods PUD Ordinance #2008-Z-12 
     
II.  BACKGROUND 
 

In March 2008, the City Council approved the Delnor Woods PUD, a development of the 
Norris/Collins estate property and redevelopment of the Delnor Medical offices on the east side 
of Rt. 25/N. 5th Avenue, north of Delnor Woods Park and south of Allen Lane. The total 
combined site area is approximately 38 acres. 

 
The 2008 approval included rezoning of a portion of the property to allow for townhomes and 
Planned Unit Development (PUD) approval for an overall plan consisting of: 
 A multi-use building to replace the Delnor Medical office buildings, consisting of 10,000 

square-feet for medical/office and four affordable multi-family residential units 

 



 37-unit townhome development in the north and eastern portion of the site 
 8 one-acre single-family lots on the southern portion of the site 
 Open space and a park land dedication at the southeastern corner of the site 

 
The City Code imposes timelines for PUD developments to be constructed following approval. 
The City Council has granted the developer, the Collins Group, two one-year extensions to begin 
developing and subdividing the property. The deadline has been extended to March 17, 2012.  

 
Phasing Plan 
 
The first phase of the revised phasing plan is one single-family residential lot on Route 25. Once 
this lot is created, the PUD Preliminary Plans for entire development will remain valid for five 
years from the date of initial approval (March 17, 2013) and the Special Use for PUD ordinance 
will remain permanently.  

 
Under the 2008 phasing plan, the Delnor Medical Office and four affordable rental units were to 
be constructed first, followed by the townhomes and single family subdivision.  

 
The City Council Planning and Development Committee unanimously recommended approval of 
a Minor Change to the phasing plan for the project on June 13, 2011. The City Council is 
scheduled to approve the Minor Change by ordinance on June 20, 2011. 

 
III. ANALYSIS 
 
 Zoning 

Exhibit D-3 of the PUD Ordinance lists development standards applicable to this lot. 
 The minimum required lot size per the PUD Ordinance is 43,560 sf (or 1 acre). The proposed 

lot is under this standard and must be increased in size slightly to comply with the PUD 
Ordinance (The lot will comply if widened by approximately 3 feet). 

 The front yard setback per the PUD Ordinance is 50 feet. The plat shows a 30 ft. setback.  
The setback on the plat should be changed to 50 feet. 

 
Tree Preservation 
Section 2.I of the PUD Ordinance lists Tree Preservation requirements applicable to the PUD. 
 The Final Plat has a text reference to the Tree Preservation requirements contained in the 

PUD Ordinance. Staff requests that more information regarding the Tree Preservation 
requirements be added to the Final Plat and that some graphical depiction of the requirements 
be added so that the information is picked up on a Plat of Survey of the lot. 

 Prior to construction, a Tree Preservation plan will be required as a part of the building permit 
review process. 
 

Utilities 
 All public utilities exist in IL Route 25 adjacent to the property. The applicant will need to 

identify where services will be brought into the lot. 
 Perimeter utility easements will be provided for the lot. The utility easement language needs 

to be revised to include the City’s standard language regarding site restoration.  
 

Stormwater 
 Stormwater detention is not required for a subdivision of a single residential lot. The 

requirement for stormwater detention would be triggered when an additional lot is created in 
the development. Future detention within the subdivision will include the area of this lot. 



 Staff requests that a note be added to the Final Plat that indicates that stormwater detention 
for this lot is to be provided for off-site as a part of the next phase of the Delnor Woods PUD. 

 
Access 
 A 30 ft. road right-of-way dedication to IL Route 25 is shown on the plat. 
 Access to the lot will be provided from IL Route 25. The Illinois Department of 

Transportation (IDOT) will review the access location and will sign the Final Plat document. 
o The PUD ordinance requires the applicant to make any improvements to IL Route 25 

as required by IDOT, subject to approval by the City. 
o Staff recommends the applicant discuss access to this lot and the future lot 

immediately to the north to determine if a shared access point will be required with 
the future subdivision. 

 Sidewalks exist on IL Route 25 adjacent to the lot. 
 
School and Park Contribution 
Cash-in-lieu of land donation to the School and Park Districts will be required at the time of the 
first building permit on the lot, per the requirements of the Subdivision Code. 
 
Inclusionary Housing 
The requirement to provide Inclusionary Housing units would not apply until the development 
reaches at least 50% of the market-rate residential units, per Section 17.18.080 (B) of the Zoning 
Ordinance. 

 
 Other PUD Timing Requirements 

A number of provisions within the PUD ordinance reference the first Final Plat for the single-
family lots. Staff reviewed these provisions and determined the following: 

 
 Section 4H. Land improvements (utilities, stormwater, street improvements) are not required 

to occur with the proposed one-lot subdivision; therefore the requirement to create a water 
main loop and provide access and utilities to the existing Collins House does not apply at this 
time. The existing access and utilities serving the Collins House will not be affected by the 
proposed one-lot subdivision. 

 Section 4J. Stormwater detention is not required for this subdivision; therefore an easement 
for off-site stormwater detention over the Park District Delnor Woods site is not necessary at 
this time. (The applicant has indicated that the agreement to utilize the Delnor Woods site for 
off-site stormwater detention remains in place, however the actual easement will not be 
obtained until Final Engineering Plans are completed for the detention system so that the 
easement is properly sized and located.) 

 Section 4K. Establishment of an Owners Association is not necessary at this time, as there are 
no common areas to be dedicated or common improvements to be constructed. 

 
 
IV. RECOMMENDATION 
 

Staff recommends approval of the Final Plat, subject to resolution of all Staff comments prior to 
final City Council action. 

 
C: Rita Tungare 

Chris Lannert 
John Collins



Location Map 
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