
Community & Economic Development Department 
 

Staff Report 
             Plan Commission Meeting – October 22, 2024 

 
 

 
Applicant: Quarterra Multifamily 

Communities 
Emblem St. Charles 

 

Property 
Owner: 

Todd Dempsey  

Location: 29 acres on south side of 
Rt 38, west of Meijer 

Purpose: Feedback on a proposed 
residential development 

Application:  Concept Plan 

Public Hearing: Not required  

Zoning: BR Regional Business / 
PUD 

Current Land 
Use: 

Agriculture  

Comprehensive 
Plan: 

Corridor/Regional 
Commercial & 
Industrial/Business Park 

Summary of 
Proposal:  

Quarterra Multifamily Communities, represented by Jeff Woll, has filed a Concept Plan 
proposing a residential development consisting of apartments and townhomes on the 
29 acres west of Meijer in the Bricher Commons PUD. Details:  

• Main entrance on Rt 38/Lincoln Hwy 

• Secondary access via cross-access drive to the east 

• Emergency access at southeast corner behind Meijer 

• Stormwater detention facilities along west end 

• Multi-Family Portion – Developed by Quarterra:  
o 288 units in 12 buildings  
o 144 1-BR, 132 2-BR, 12 3-BR 
o Clubhouse with pool 
o Surface and garage parking  

• Townhome Portion – Developed by Lennar:  
o 72 units in 18 buildings  
o All 3 bedrooms with 2-car garages   
o Units access from single cul-de-sac  

Info / 
Procedure on 
Application: 

• Per Sec. 17.04.140, the purpose of the Concept Plan review is as follows: “to 
enable the applicant to obtain informal input from the Plan Commission and 
Council Committee prior to spending considerable time and expense in the 
preparation of detailed plans and architectural drawings. It also serves as a forum 
for owners of neighboring property to ask questions and express their concerns 
and views regarding the potential development.” 

• A formal public hearing is not involved, although property owners within 250 ft. of 
the property have been notified and may express their views to the Commission.  

• No recommendation or findings are involved. 
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Suggested 
Action:  

Provide feedback on the Concept Plan. Staff has provided topics Commissioners should 
consider to guide feedback to the applicant.  

Staff Contact: Ellen Johnson, Planner 

 
I. PROPERTY INFORMATION  

 
A. History / Context  

 
The subject property constitutes three parcels totaling 29-acres, located west of Meijer on the 
south side of Rt 38 / Lincoln Hwy. The subject property is part of the Bricher Commons PUD. 
When approved in 1999 under Ord. 1999-Z-11, the PUD included the subject property and the 
property to the south, what is now Prairie Winds. In 2017, Prairie Winds was removed from 
the Bricher Commons PUD and a new PUD was established for that development.  
 
In 2006, prior to the removal of Prairie Winds, the Bricher Commons PUD was amended under 
Ordinance No. 2006-Z-7, “An Ordinance Amending Special Use Ordinance 1999-Z-11 (Second 
Amendment to Bricher Commons PUD)”. In addition to the commercial uses already 
permitted on the property, the amendment allowed for multi-family residential uses on up to 
34.5 acres of the property, subject to a density limitation (maximum of 250 units) and that 
20% of the residential units must be affordable. A conceptual site plan was included 
illustrating the intended residential and commercial land uses and internal circulation, 
including a roadway through the site connecting Bricher Rd. and Rt. 38. (The 2006 PUD 
Ordinance and site plan are attached.)  
 
No preliminary plans were submitted for development of the property as contemplated under 
the 2006 PUD ordinance. 
 
The subject property has been marketed for sale for several years. Over the years, staff has 
been in approached by a number of developers interested in the property. In recent years, 
interest in the site has been predominately for residential development purposes.  
 

B. Zoning  
 
The subject property is zoned BR Regional Business and is located in the Bricher Commons 
PUD. Commercial zoning exists to the north and east, with multi-family residential to the 
south and Kane County Farming district to the west.  
 

 Zoning Land Use 

Subject Property BR Regional Business / PUD  Farmland 

North BR Regional Business / PUD  
Kane County B-3 Business District 

Kane County Fairgrounds; 
Black Sea Transportation  

East BR Regional Business / PUD  
 

Metro Self Storage;  
Meijer  

South RM-3 General Residential / PUD Prairie Winds Apartments 

West Kane County Farming District Open space/Kane County 
Juvenile Justice Center 
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C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the northern 
third of the subject property, along Lincoln Hwy, as “Corridor/Regional Commercial” and the 
southern two-thirds “Industrial/Business Park”.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Corridor/Regional Business land use is described as follows: 

Areas designated as corridor/regional commercial are intended to accommodates larger 
shopping centers and developments that serve a more regional function, drawing on 
customer base that extends beyond City limits. These areas often have a mix of “big box” 
stores, national retailers, and a “critical mass” of multiple stores and large shared 

Zoning Map 

Land Use Plan 
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parking areas. Areas designated for corridor/ regional commercial are located primarily 
in larger consolidated areas along the City’s heavily traveled corridors and intersections. 
Commercial service uses can also have an appropriate place in corridor/regional 
commercial areas, but must be compatible with adjacent and nearby retail and 
commercial shopping areas and be located as to not occupy prime retail locations. 

 
The Industrial/Business park land use is described as follows:   

Areas designated for industrial/business park are intended to accommodate a variety of 
uses ranging from light assembly, storage and distribution, low intensity fabrication 
operations, research and “tech” industry applications, intense commercial service uses, 
and more. These areas are also intended to provide for business park/office park uses, 
which could include “stand alone” office buildings and complexes or several buildings 
incorporated into a “campus like” setting.  
 
Light industrial uses in St. Charles are concentrated in industrial parks, but they can also 
be found in commercial and office areas. As a distinct land use, these areas can provide 
significant employment opportunities, tax revenue generation, and, if developed 
correctly, can help establish a positive community image.  
 
While these uses create significant jobs and tax revenue, care must be taken to ensure 
they don’t become a source of blight for surrounding uses. At times, their externalities 
are unpopular with community members, but heavy industrial uses are generally treated 
as assets as long as care is taken to eliminate their negative effects. 
 

Chapter 8 of the Comprehensive Plan contains the West Gateway Subarea Plan. The subject 
property is located within the West Gateway Subarea which focuses on the Randall Road 
corridor (p.94).  
 

Subarea Goals 
The West Gateway subarea provides unique opportunities within a specific context of a 
corridor capable of competing with other commercial areas of the City, including Down - 
town. These opportunities and goals are not meant to create competition with 
Downtown; rather, they strive to complement each other. The overall vision for the 
subarea includes the following elements: 

• An economically competitive corridor that capitalizes on its unique advantages 
and regional position and complements downtown. 

• Redevelopment and repositioning to include the next generation of regional 
development and services. 

• An attractive environment that is distinguishable from adjacent communities and 
respectful of sur - rounding neighborhoods. 

• A multi-use area that provides a balance in and ease of access between 
residential, commercial, and retail activities. 

 
Subarea Objectives 

•  Improvement of the appearance of the Randall Road Corridor and the identity of 
the St. Charles community through installation of streetscaping, wayfinding, and 
gateway elements. 

• Enhancement of the character of both existing and new development through on-
site landscaping, at - tractive building design and materials, and more consistent 
signage regulation. 

• Improved mobility and access throughout the corridor, including between adjacent 
development sites or blocks. 
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• Comprehensive bicycle, pedestrian, and transit access through infrastructure and 
technology improvements. 

• Preservation of surrounding neighborhoods through the use of screening and 
buffering from commercial development. 

• Redevelopment of the St. Charles Mall site with activities and a character that 
complement Randall Road and maintain an appropriate relationship with adjacent 
neighborhoods. 

• Creation of market-responsive development parcels that can accommodate 
projects of an appropriate scale and phasing over time. 

• A transitioning land use pattern that is supportive of Bus Rapid Transit (BRT) along 
Randall Road.  

• Achieve balance by promoting connections between the Downtown and the West 
Gateway area without competing with the Downtown. 

 
The subject property, along with what is now 
Prairie Winds to the south, is identified as Catalyst 
Site “F” within the West Gateway Subarea (p.97):  
 
Situated between the Meijer on Randall Road and 
the Kane County Government Center is a 55-acre 
site known as Bricher Commons. Portions of the 
site have excellent visibility and frontage to 
Lincoln Highway, however not all of the site can 
capitalize on the visibility and access that IL Route 
38 provides. The northern areas of the site should 
develop with commercial uses fronting Lincoln 
Highway with either multifamily, single-family 
attached, or offices and commercial services, in 
the rear and interior of the site. 

 
Staff Comments 

✓ The Catalyst Site F description recommends commercial uses along Rt 38, with either 
multi-family, townhomes, or offices/commercial services on the remainder of the 
property. The Industrial/Business Park land use designation for the southern two-thirds of 
the property may reflect the office park suggestion. Based on the Catalyst Site description, 
residential would also be acceptable.  

✓ The West Gateway Improvement Plan within the Comprehensive Plan (p.96) indicates an 
intended street connection stretching from Bricher Road, north along the west side of 
Prairie Winds and the subject property, through the Fairgrounds, behind Costco, 
connecting to Oak Street and ultimately Rt 64. Prairie Winds was approved without the 
southern portion of the street connecting down to Bricher. Without that southern portion, 
the street connection through the subject property would not make sense.  
 

II. PROPOSAL  
 
Quarterra and Lennar are under contract to purchase the subject property. A Concept Plan has 
been submitted for feedback, proposing the following:  

• Rezoning to RM-3 General Residential District with Planned Unit Development (PUD) 

• Main site entrance on Rt 38/Lincoln Hwy 

• Secondary access via cross-access drive to the east, running south of Metro Self Storage 

and connecting to Rt 38 and Meijer 

• Emergency access at southeast corner behind Meijer 
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• Stormwater detention facilities along west end 

• Internal network of sidewalks  

• Quarterra Portion – Multi-Family Portion:  

o 288 units in 12 buildings; 24 units per building  

o 144 1-BR, 132 2-BR, 12 3-BR 

o 3 stories  

o Clubhouse with pool 

o Surface and garage parking  

o Dog park  

o To be rentals  

• Lennar Portion – Townhomes  

o 72 units in 18 buildings; 4 units per building  

o 3-stories  

o Rear loaded 2-car garages  

o All units have 3 bedrooms and  

o Units are arranged along a single street ending in a cul-de-sac 

o Exterior maintenance provided  

o To be for-sale 

 

III. CONCEPT PLAN REVIEW PROCESS  
 
The purpose of the Concept Plan review is to enable the applicant to obtain informal input on a 
concept prior to spending considerable time and expense in the preparation of detailed plans and 
architectural drawings. The Concept Plan process also serves as a forum for citizens and owners of 
neighboring property to ask questions and express their concerns and views regarding the 
potential development. Following the conclusion of the Concept Plan review, the developer can 
decide whether to formally pursue the project. 
 

IV. PLANNING ANALYSIS 
 
Staff has analyzed the Concept Plan to determine the ability of future plans based on the Concept 
Plan to meet applicable standards of the Zoning and Subdivision ordinances.  Staff have also 
evaluated the Concept Plan for good design and best planning practices beyond the specific 
requirements of our codes and ordinances.  The plan was reviewed against the following code 
sections and documents:   

• Ch. 17.06 Design Review Standards & 
Guidelines 

• Ch. 17.12 Residential Districts 

• Ch. 17.26 Landscaping & Screening 
 

A. Proposed Zoning  
 
The applicant has identified that a zoning designation of RM-3 General Residential District 
would be requested for this development. The purpose of the RM-3 District is as follows:  
 

To accommodate a range of housing densities, including higher density residential up to 
approximately twenty (20) units per acre, at locations that will provide efficient use of 
land and infrastructure. The RM-3 District also provides for limited institutional uses that 
are compatible with surrounding residential neighborhoods. 

  
Proposed net density based on the Concept Plan is 12.4 units per acre. This includes the 
townhome portion, multi-family portion, and open space. This density is below the 20 units 
per acre maximum permitted in the RM-3 District, but higher than the RM-2 District which is 
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10 units per acre. Looking at each portion separately, density of the 13.8-acre multi-family 
portion is 20.9 units per acre. Density of the 7-acre townhome portion is 10.3 units per acre.  
 
Based on proposed density and bulk regulations (discussed later), the RM-3 District is most 
appropriate for this development. A Map Amendment would be required to rezone the 
property from BR to RM-3.  
 
The subject property is within the Bricher Commons PUD. The 2006 PUD approval for this 
property would not accommodate this proposal, and therefore would need to be amended to 
allow the proposed development. It may be that a new PUD for the project is deemed 
necessary to accommodate the development, depending on whether the project can be 
modified to meet all Zoning and Subdivision requirements. If a new PUD is deemed necessary, 
it would need to be approved alongside the Map Amendment.  
 

B. Zoning Bulk Standards  
 

The tables below compare the Concept Plan with the RM-3 District bulk standards. The first 
table is for the Lennar townhome portion. The second table is for the Quarterra multi-family 
portion. Note- for the purpose of applying zoning bulk standards, the property is being 
considered a single zoning lot. It has not yet been identified how the property will be platted.  
  
Plans for the development should comply with the RM-3 District standards to the greatest 
extent possible. Any deviations from RM-3 standards would need to be requested and 
approved through a PUD.  
 
Lennar Townhomes:  

 

  
Quarterra Multi-Family:  

Category 
RM-3 District 

(proposed zoning) 
Concept Plan 

Min. Lot Area  4,300 sf/unit 4,235 sf / unit 

Min. Lot Width 24 ft. / unit TBD based on platting 

Max. Building Coverage 40% TBD; appears to meet 

Max. Building Height 3 stories / 35 ft.  3 stories 

Front Yard 30 ft. 60 ft. from Rt 38 (Bldg 1) 

Interior Side Yard 10 ft.  
East: 30 ft.  
West: TBD; exceeds  

Rear Yard 30 ft. South: TBD; exceeds  

Parking  2 per unit  
 2 per unit in driveways & 2 per 
unit interior garage spaces 

Category 
RM-3 District 

(proposed zoning) 
Concept Plan 

Min. Lot Area  2,200 sf / unit 2,087 sf / unit 

Min. Lot Width 65 ft. 
TBD; Entire Rt 38 frontage is 
approx. 865 sf 

Max. Building Coverage 40% TBD; appears to meet 

Max. Building Height 4 stories / 45 ft.  3 stories 

Front Yard 30 ft. 
31 ft.  
(clubhouse setback from Rt 38) 

Interior Side Yard 25 ft.  East: 23 ft.  
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Staff Comments:  

✓ The City’s adopted density limits are exceeded within the 13.8-acre Quarterra portion, 
with only 2,087 sf of lot area per unit (2,200 sf/unit required). Density is also slightly 
over for the Lennar portion, with 4,235 sf/unit (4,300 sf/unit required). When the 
property is considered as a whole, including open space, per unit lot area is 3,630 
sf/unit (for both townhomes and multi-family). 

✓ The Quarterra buildings do not meet the 25 ft. setback requirement from the east 
property line. 

✓ The Quarterra parking lot does not meet the 30 ft. setback requirement from the 
south lot line. 

✓ Standard size for parking stalls is 9’x18’, however parking spaces for multi-family 
spaces are required to be 9.5’ in width.  

✓ A zoning deviation would be needed to allow more than one principal building on a 
single lot, if the property is platted as such.  

 
C. Site Access / Site Plan / Street Network  

 
Staff has reviewed the site plan based on City Code requirements and good planning practice. 
Proposed is a primary access point on Rt. 38. Secondary access into the site is provided via a 
cross-access drive at the east end, which runs behind Metro Storage and connects to the 
Meijer site. Two additional access points on Rt 38 are accessible with this cross-access 
connection. An existing roadway easement over this driveway was put into place in 2003 to 
allow for future cross-access to this property.  
 
The third access point into the property is via an emergency access at the southeast corner, 
behind Meijer. This would be available for use only by emergency vehicles.  
 
The townhomes are arranged along a street ending in a cul-de-sac, with a total length of about 
800 feet. The apartments are arranged within parking lots, with the clubhouse near Rt 38 and 
the main site entrance.  
 
Sidewalks are shown interior to the development.  
 
Staff Comments – Street Network  

✓ Staff has concerns about the proposed roadway configuration, particularly in the 
northeast quadrant of the overall site. Staff would like to work with the applicant on 
revisions to the layout to allow for a safer, more efficient and better-designed street 
network.  

✓ Staff contemplates that two publicly dedicated streets should be provided. These 
streets would need to meet City standards for width, parkway, streetlights, street 
trees, etc.  

1. The townhome roadway.  
2. A roadway running from the Rt 38 site entrance, connecting to the east lot 

line at the secondary access point.  
 

West: 91 ft.  

Rear Yard 30 ft. 
South: approx. 5 ft for parking; 
60’ buildings  

Parking  

1-bedroom: 1.2 spaces/unit 
2-bedroom: 1.7 spaces/unit 
3-bedroom: 2 spaces/unit  
421 spaces required  

503 spaces  
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Currently, access between the townhomes and the secondary access point is shown as 
a parking lot design through the apartment development. An access route should be 
provided and designed as a public street. No parking spaces should abut the street to 
avoid vehicular conflicts. Building placement may need to be adjusted to allow for a 
more direct routing of the street.  

✓ The Fire Dept is requiring a full access point at the southeast corner, in the location 
currently shown as emergency access only (see Fire Dept review). This will allow for 
better connectivity to Randall Road via the drive between Lowes and Meijer. 
Easement agreements with Meijer will need to be obtained.  

✓ Maximum length of a cul-de-sac allowed per City Code is 500 ft. the proposed street 
through the townhomes is approx. 800 ft. The Fire Dept recommends a secondary 
access at the south end, connecting to the Quarterra site (see Fire Dept review).  

 
Staff Comments – Parking  

✓ Parking appears to meet requirements. 
✓ Staff recommends that multiple designated ‘Guest Parking’ areas be created in the 

‘Quarterra’ portion of the proposal.   
 

 Staff Comments – Traffic  
✓ IDOT approval will be required for the proposed new access on Rt 38.  
✓ A Traffic Impact Study will be required should the project move forward. The study 

should estimate trip generation and assess impacts to the surrounding roadway 
network, need for turn lanes, deceleration lanes, new signals and/or signal 
optimization, etc. The study should also assess circulation internal to the proposed 
development. 
 

Staff Comments – Pedestrian Connectivity & Recreation 
✓ Sidewalk along the full Rt 38 frontage (within IDOT ROW) will be required. 
✓ A walking path around the proposed western-2 detention ponds shall be provided. 
✓ Pedestrian connectivity within the Quarterra portion of the proposal is needed 

between all buildings.  
✓ A paved and ADA-compliant pedestrian connection is needed at the south end of the 

Quarterra portion shall be provided alongside the emergency access point.    
✓ The north-south pedestrian path east of building T-5 should be extended to and 

beyond the north lot line to provide access to the drive aisle south of the Metro Self 
Storage.   

✓ A pedestrian sidewalk to the south (Prairie Winds) should be provided, if agreement 
can be made with the neighboring property owner. 

✓ A dog park is proposed. A playground or other park for children should be provided, to 
be accessible to Lennar and Quarterra residents. 

 
D. Landscaping 

 
A landscape plan will be required for all common areas for this development should the 
project move forward. This includes landscaping around the buildings, detention ponds, street 
frontage, and within parking lots. Overall, at least 20% of the site needs to be landscaped.  
 
The apartment buildings and clubhouse will be subject to building foundation landscaping 
requirements. Foundation planting beds, 5 ft. in depth, will be needed along 50% of the 
building walls (excluding doorways), with adequate plantings provided per Section 17.26.080. 
It appears there is adequate space to provide the required foundation landscaping.  
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Street frontage landscaping requirements will apply along Rt 38, with 1 tree required per 50 ft. 
and planting beds along at least 75% of the street frontage.  
 
Staff Comments:  

✓ Landscape buffering is suggested along the south lot line adjacent to Prairie Winds. 
 

E. Building Design 
 
Multi-family buildings and townhomes in the RM-3 District are subject to the Design Review 
standards and guidelines contained in Ch. 17.06.  
 
Renderings of the apartment buildings and townhomes been provided. The apartment 
buildings are 3-stories with masonry used on the first floor and horizontal siding on floors 2 
and 3. Wide trim is shown around doors and windows. Punched-in balconies are shown.  
 
Renderings of the townhomes depict a farmhouse-type design. Masonry is shown on the first 
level, with a mixture of horizontal and vertical siding on the upper floors.   
 
Staff Comments:  

✓ Variety between buildings within a unifying design is encouraged. At a minimum, 
there should be variation in color scheme among the buildings.  

✓ Façade materials are not indicated. Vinyl siding is prohibited in the RM-3 District.  
 

V. DEPARTMENTAL REVIEWS  
 
A. Engineering Review 

 
Staff has provided engineering comments to the applicant, advising on items that will need to 
be addressed in a future preliminary engineering submittal, should the project move forward. 
 
Water modeling will need to be conducted to confirm adequate water pressure and fire flow 
requirements. Capacity of the existing sanitary sewer running along the east end of the 
property will need to be evaluated.  
 
Detention ponds are proposed on the west side of the development. The development will 
need to comply with the Kane County Stormwater Ordinance. Wetlands exist on the property. 
A wetland delineation report will be required to determine jurisdictional authority for wetland 
regulation.  
 

B. Electric Utility  
 

The applicant has been in communication with the St. Charles Electric Utility to discuss 
requirements for this project. Cost estimates have been provided.  

 
C. Fire Dept. Review  

 
Fire Prevention Bureau staff has reviewed the Concept Plan. Fire Department access to this 
site does not appear to be adequate.  Access to the east section of the development shall 
require two separate and approved fire apparatus access roads as outlined in section D106 of 
the 2021 IFC.  The emergency access near the southeast corner will need to be a full, open 
access point.  

 
The Fire Dept. also recommends connecting the road servicing the townhomes to the road 
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servicing the apartments at the southwest corner, to provide 2 fire access roads into the 
townhomes.  

 
    Additional fire hydrants at approved locations will be required throughout the site. 

 
VI. DEVELOPER CONTRIBUTIONS 

 
A. Inclusionary Housing 

 
This development will be subject to the Inclusionary Housing Ordinance, Title 19 of the City 
Code. The affordable unit requirement for 360 units is 36 (10%). A fee worksheet has been 
submitted indicating the applicant’s intent to pay a fee in-lieu of providing 36 affordable units. 
Based on a fee in-lieu amount of $52,454 per required affordable multi-family unit and 
$36,719 per required affordable townhome unit, a total fee in-lieu amount of $1,775,045 
would be due at the time of building permit. Staff strongly encourages providing affordable 
units on-site. One option could be to provide a portion of the required affordable units and 
provide fee in-lieu for the remainder. 
 

B. School District 
 

This development will be subject to Ch. 16.10 “Dedications” of the Subdivision Code and will 
be required to provide either a land or cash contribution to St. Charles CUSD 303. The Concept 
Plan and a land-cash worksheet prepared by the developer have been provided to the School 
District for review. It is anticipated a cash contribution would be accepted. Based on the 
anticipated unit type/bedroom count, a total contribution of $499,975 would be due to D303 
prior to issuance of building permit.  
 

C. Park District  
 

Also per Ch. 16.10 of the Subdivision Code, a land or cash contribution will be required for the 
St. Charles Park District. The Concept Plan and a land-cash worksheet prepared by the 
developer have been provided to the Park District for review. Staff is awaiting feedback on 
whether the Park District would be agreeable to the cash contribution as proposed by the 
developer, or if a public park site will be requested. Note that when asked to comment on a 
residential proposal for this same property last year, the Park District indicated a preference 
for parkland rather than cash in-lieu of parkland.  If a cash contribution is accepted, it will total 
$1,719,575, due prior to issuance of building permit. Staff recommends that if cash is 
accepted rather than parkland, the developer should be required to incorporate multiple park-
like features throughout the development as suggested above under “Staff Comments—
Pedestrian Connectivity and Recreation”.  

 
VII. FUTURE APPROVAL PROCESS  

 
If the applicant chooses to move forward with the proposed development at the conclusion of the 
Concept Plan process, the following would need to be approved in order to entitle the 
development as proposed in the Concept Plan:   

 
1. Map Amendment: To rezone the property from BR to RM-3.   
2. Special Use for PUD: To amend the Bricher Commons PUD to accommodate the project. 

This may involve removing the property from the Bricher Commons PUD and 
establishing a new PUD for the project; OR removing the property from the PUD and 
processing the project as a subdivision/by-right development, which would have to 
meet all Zoning and Subdivision standards.   
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3. PUD Preliminary Plan: If a new PUD is requested- To approve the physical development 
of the property, including site, engineering, and landscape plans.   

4. Final Plat of Subdivision: To plat the property and establish easements.  
 

VIII. SUGGESTED ACTION  
 
Review the Concept Plan and provide comments to the applicant. Staff recommends the 
Commission provide feedback on the following:  

 
✓ Proposed land use and compatibility with surrounding development and with the 

Comprehensive Plan’s direction for the site.  
✓ Proposed density.  
✓ Site layout and access, with particularly attention to the roadway network (see staff 

comments).  
✓ Park and recreational amenities, and specifically the provision of park-like features if no park 

is dedicated.  
✓ Zoning:  

a. RM-3 District designation. 
b. Planned Unit Development – Is a PUD appropriate or desirable for this project? Does the 

plan adequately advance one or more of the purposes of the PUD procedure: 
1. To promote a creative approach to site improvements and building design that 

results in a distinctive, attractive development that has a strong sense of place, yet 
becomes an integral part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and social 
interaction, including but not limited to walkable neighborhoods, usable open space 
and recreational facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types and 
prices. 

4. To preserve native vegetation, topographic and geological features, and 
environmentally sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, street 
improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate buildings 
or uses. 

7. To encourage a collaborative process among developers, neighboring property 
owners and residents, governmental bodies and the community 

 
IX. ATTACHMENTS 

• Application for Concept Plan; received 9/27/24  

• Plans 

• Excerpts from Ord. 2006-Z-7 
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Concept Plan - Aerial
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For-Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Rental Flats – Elevation 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Rental Flats  
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Rental Flats 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Urban Townhomes– Elevation 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Urban Townhomes– Plans 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Urban Townhomes– Plans 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – Urban Townhomes– Plans 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd



Concept Plan – LENNAR 
QUARTERRA MULTIFAMILY COMMUNITIES – Homes For-Rent • LENNAR – Homes For Sale • BSB - Architect • GRWA – Master Planning • MANHARD – Civil Engineer • ROSANOVA & WHITAKER – Zoning Attorney • KLOA – Traffic

Lincoln Highway (Rt 38) & West of Randall Rd

• Building homes since 1954, and 
publicly listed since 1972.

• Built over 1,000,000 homes
• Largest National builder by 

revenue in 2023
• Operates in 41 Markets
• Largest builder in the Chicago 

submarket – about 1500 home 
starts in 2023

• Currently selling in 35 
communities in IL, NW IN & WI

• In-house mortgage and title 
companies to simplify process 
for homebuyers
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