PLAN COMMISSION/ZONING
BOARD OF APPEALS

COMMUNITY DEVELOPMENT STAFF REPORT

WARRENVILLE HORIZON SENIOR LIVING COMMUNITY – BATAVIA ROAD

June 6, 2019
Project Number
2019-0028
Applicant
Alden Foundation
Property Owner
Mike Shaw – 28W620 Batavia Rd
Joan M. Aletto Trust – 28W642
Batavia Rd
Philip & Megan Adler – 28W646
Batavia Rd
David E Franklin – 28W650
Batavia Rd
Contract Purchaser
Alden Foundation
Subject Property Location
28W620, 28W642, 28W646,
28W650 Batavia Road
Zoning
B-4 Motorist Service District
R-2 Medium-Low Density Single
Family Residential

LOCATION MAP
INTRODUCTION
In this case, the Alden Foundation (the “Applicant”), is
requesting approval of a Preliminary Plat of Subdivision,
Rezoning, Preliminary Planned Unit Development (PUD), and
PUD exceptions, variations, and special approvals, which
together would allow the approximately 3.92-acre site to be
developed with an affordable senior housing building consisting
of 71 apartment units, along with associated parking, lighting,
landscaping, and stormwater management improvements.

The initial formal public hearing for this project was held on
February 7, 2019 and continued to April 4, 2019. At the April 4,
Undeveloped/Two single-family
2019 meeting, the initial public hearing was deemed concluded
homes
due to interruption in the display of public hearing sign on the
Comprehensive Plan
Subject Property. A legal notice of the new formal public hearing
Mixed Usewas published in the Daily Herald newspaper on May 22, 2019.
Residential/Restaurant/Retail
The new public hearing for this request will be held on June 6,
2019. It is important to note that this staff report does not
currently reflect any additional public input that might be
provided at the June 6, 2019, public hearing, and therefore
should be reviewed with this fact in mind. Any additional information concerning the application that
might be provided at the public hearing needs to be reviewed by staff before a revised recommendation
can be made.
Existing Improvements
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PROJECT INFO
Approvals Sought
1. Preliminary Plat of Subdivision
2. Rezoning
3. Special Use Permit for
Preliminary Planned Unit
Development (PUD)
4. PUD Exceptions/Variations
5. Sign Ordinance Variation
Subject Property
Four lots with combined area of
3.93 acres
Proposed Improvements
71-unit affordable senior
independent living development
Submittals
See Attachment A
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BACKGROUND
On November 8, 2018, the Plan Commission conducted a Courtesy
Review of the Applicant’s concept PUD plan. While the Plan
Commission unanimously supported the senior housing
independent living housing development in the Civic Center area
of Warrenville, some Commissioners expressed concern regarding
the proposed location of the project on the Subject Property.
Other concerns included the parking shortage, lack of
covered/underground parking and covered drop-off area,
insufficient transitional yard along the north property line, and the
lack of pedestrian-oriented environment along the Batavia Road
frontage of the property.
Following the initial public hearing conducted on February 7,
2019, City staff prepared a detailed staff review letter reflecting
public input and outlining review and recommendations on the
initial proposal. The staff review letter dated March 21, 2019, is
attached as Exhibit C to this staff report. The Applicant
subsequently revised the proposal to address the public input and
staff review comments.
Copies of the minutes from the referenced Plan Commission
meetings are available on the City website at
www.warrenville.il.us .

ANALYSIS
The application documents listed on attached Exhibit A have been distributed to the Plan Commission
with the June 6, 2019, Plan Commission/Zoning Board of Appeals agenda packets and posted on the City
website under Business/Private Development Projects/Warrenville Horizon Senior Living Community at
https://www.warrenville.il.us/index.aspx?nid=682 .
The Warrenville Fire Protection District has reviewed the revised plans and provided their comments in
the review memo dated June 3, 2019, which is attached on Exhibit B.
Project Overview and Revisions: The revised proposal is consistent with the initial proposal in the number
of residential units and parking count. The project includes construction of a three-story, approximately
77,000-square foot building with 71 senior housing apartment-style units, of which 56 would be onebedroom and 15 would be two-bedroom units. Common use areas within the building include a theater
room, exercise room, game room, and library. The proposal provides 71 surface parking spaces and
common area amenities, including outdoor patio and two trellis/seating areas overlooking the river. An
approximately 1.56-acre area along the West Branch DuPage River would remain as open space.
The revised proposal positions building closer to the Butterfield and Batavia Street fronts, thus increasing
transitional yard setback along the adjacent existing residential property that will remain along the
northwest edge of the development site and providing desired pedestrian streetscape along Batavia Road
in a manner consistent with the 2007 Old Town/Civic Center Subarea Plan. In addition, this allows to move
rear parking area further away from the floodplain boundary and potentially reduce the number of mature
trees that would need to be removed from the area of the property located east of the parking area.
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Building Design and Materials: The revised building design provides a traditional village center look with
less of the traditional suburban institutional feel, which is consistent with the “character” goals, objectives,
and recommendations articulated in the Old Town/Civic Center Subarea Plan. The building has an
articulated façade with a mix of exterior materials, including brick, natural stone and cement siding.
Building Height: The revised proposal reduces the overall building height from previously proposed 38
feet to approximately 33 feet, measured between the six inches below the foundation to the highest point
of the roof, excluding the tower architectural element and parapet walls per Section 1.E.5 of the Zoning
Ordinance. The proposed building height is below the 35-foot maximum building height allowed in the R6 zoning district.
Utilities: The development would be connected to and served by the City sanitary sewer and water mains.
Stormwater Management: The onsite stormwater management detention is not required in accordance
with the Stormwater Management and Floodplain Ordinance, since the new impervious area does not
exceed the threshold of 25,000 square feet. The required Post Construction Best Management Practice
improvements are proposed in a form of rain gardens throughout the development.
Proposed Site Circulation and Access: The development would have one full-access drive off Batavia Road,
at the far northwest corner of the site. The revised plans illustrate an emergency only drive connected to
Butterfield Road.
Proposed Sidewalk: The revised plans illustrated a ten-foot sidewalk along the entire Batavia Road
frontage of the site. An interconnected system of walkways is proposed throughout the site for safe and
convenient pedestrian circulation.
Trash Enclosure: The trash enclosure was moved outside of the required yard, which does not require a
variance. The new location of the trash enclosure is along the east property line, approximately 27 feet
away from the north property line. The Landscape Plan provides screening of the trash enclosure along
its north side adjacent to the exiting residential property.
I. PRELIMINARY/FINAL PLAT OF SUBDIVISION (This request does not require a formal public hearing)
The proposed Preliminary Plat of Subdivision titled “Alden Warrenville Subdivision” prepared by Edward
J. Molloy & Associates, dated May 29, 2019, resubdivides four lots into two lots as follows:
•
•

Lot 1, approximately 2.35 acres at the corner of Batavia and Butterfield Roads, and
Lot 2, approximately 1.57 acres along the West Branch DuPage River with a 146.7-foot
frontage along Butterfield Road.

As proposed, Lot 1 would be developed with an apartment building and Lot 2 would be preserved as open
space. The proposed zoning for both new lots is R-6 Multi-Family Residential.
It is important to note that the Plan Commission makes recommendations to the City Council on
Preliminary Plat of Subdivision approval requests.
II. REZONING (This request requires a formal public hearing)
One of the three lots comprising the Subject Property (Parcel 1, located at the corner of Butterfield and
Batavia Roads) is zoned B-4 Motorist Service District. The remaining three lots (Parcels 2 through 4,
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located to the northeast of Parcel 1) are zoned R-2 Medium-Low Density Single Family Residential district.
In order to accommodate the proposed development, the Applicant is requesting rezoning of Parcel 1
from B-4 and Parcels 2 through 4 from R-2 to R-6 Multi-Family Residential district.
In recommending approval or conditional approval of a map amendment (rezoning), the Plan Commission
shall transmit to the City Council written findings of fact that all of the conditions below apply to the
application. In granting approval or conditional approval, the City Council shall similarly find that all of the
following conditions apply:
1. Compatible with Use or Zoning of Environs
The proposed use(s) or the uses permitted under the proposed zoning classification are compatible with
existing uses or existing zoning of property in the environs.
2. Supported by Trend of Development
The trend of development in the general area since the original zoning of the affected property was
established supports the proposed use of zoning classification.
3. Consistent With Comprehensive Plan Objectives
The proposed use or zoning classification is in harmony with the objectives of the Comprehensive Plan of
the City as viewed in light of any changed conditions since its adoption.
4. Furthers Public Interest
The proposed use or zoning classification promotes the public interest and not solely the interest of the
applicant.
It is important to note that the Plan Commission makes recommendations to the City Council on
rezoning approval requests.
III. PRELIMINARY/FINAL PUD PLANS, PUD EXCEPTIONS/VARIATIONS (These requests require a formal
Public Hearing)
The Applicant has requested a Special Use Permit approval of Preliminary Planned Unit Development (PUD)
plans in the R-6 Multi-Family zoning district per Table 3A of Zoning Ordinance #1018 and the following
PUD exceptions/variations and special approvals from the following provisions of Zoning Ordinance #1018:
a. Reduce minimum 4,356-square foot lot area per dwelling unit required under Table 4A. Based on the
103,059-square foot lot area for the 71-unit building, the proposed development would have
approximately 1,451 square feet per dwelling unit.
b. Reduce the minimum number of off-street parking spaces for apartments required per Zoning
Ordinance #1018 Table 5D from 157 spaces to 71 spaces. Detailed parking calculations for apartment
developments are listed in Table 1:
Table 1. Apartments Parking
Building/Use
1 Bedroom

Unit Count
56

Parking Ratio
per ZO
2

Required
Parking per ZO
112

Proposed
Parking Ratio

Proposed
Total Parking
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2 Bedroom
Total

15
71

3

45
157

1
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c. Reduce minimum building setbacks required per Table 40A as follows:
•
•

Front yard building setback along Butterfield Road from 30 feet to ten feet; and
Corner yard building setback along Batavia Road from 30 feet to approximately 18 feet.

d. Reduce minimum parking space setbacks required per Table 5B as follows:
•
•
•

Rear parking space setback along the east property line from 30 to 23 feet;
Corner side parking space setback along Butterfield Road (principal arterial street) frontage from
20 feet to eight feet;
Front parking space setback along Batavia Road frontage from 30 to 24 feet.

e. Reduce minimum rear yard setback for accessory structures established in Tables 10A and 10B from
three to approximately one foot. This would allow the developer to build a trash enclosure at the
northeast corner of the Subject Property.
f. Reduce minimum building foundation landscaping along building perimeter required in Section 11.H
from 20 to the minimum of ten feet.
PUD APPROVAL CRITERIA
In recommending approval or conditional approval of a Revised Plan for a Planned Unit Development
(PUD), the Plan Commission is required to transmit to the City Council written findings of fact that the
application meets all of the criteria below, or will meet them when they comply with the Commission’s
conditions. The City Council shall, in granting approval or conditional approval, also find that all of the
following criteria are met or will be met when the conditions to which the approval is made subject are
complied with:
1. Superior Design
The PUD represents a more creative approach to the unified planning of development and incorporates a
higher standard of integrated design and amenity than could be achieved under otherwise applicable
zoning district and subdivision regulations, and solely on this basis modifications to the use and design
standards established by such regulations are warranted.
2. Meets PUD Requirements
The PUD meets the requirements for Planned Unit Developments set forth in this Ordinance, and no
modifications to the use and design standards otherwise applicable are allowed other than those
permitted herein.
3. Consistent with City Plan
The PUD is generally consistent with the objectives of the City Comprehensive Plan, as viewed in light of
any changed conditions since its adoption.
4. Public Welfare
The PUD will not be detrimental to the public health, safety, morals, or general welfare.

6/6/19 CDD STAFF REPORT: WARRENVILLE HORIZON SENIOR LIVING COMMUNITY

Page 6

5. Compatible with Environs
Neither the PUD nor any portion thereof will be injurious to the use and enjoyment of other properties in
its vicinity, seriously impair property values or environmental quality in the neighborhood, nor impede
the orderly development of surrounding property.
6. Natural Features
The design of the PUD is as consistent as practical with the preservation of natural features of the site
such as flood plains, wooded areas, steep slopes, natural drainage ways, or other areas of sensitive or
valuable environmental character.
7. Circulation
Streets, sidewalks, pedestrian ways, bicycle paths, off-street parking, and off-street loading as appropriate
to the planned land uses are provided. They are adequate in location, size capacity, and design to ensure
safe, efficient circulation of automobiles, trucks, bicycles, pedestrians, fire trucks, garbage trucks, and
snow plows as appropriate, without blocking traffic, creating unnecessary pedestrian-vehicular conflict,
creating unnecessary through traffic within the PUD, or unduly interfering with the safety or capacity of
adjacent streets.
8. Open Spaces and Landscaping
The quality and quantity of public and common open spaces and landscaping provided are consistent with
the higher standards of design and amenity required of a PUD. The size, shape, and location of a
substantial portion of the total public and common open space provided in residential areas render it
useable for recreation purposes.
Open space between all buildings is adequate to allow for light and air, access by firefighting equipment,
and for privacy where walls have windows, terraces, or adjacent patios. Open space along the perimeter
of the development is sufficient to protect existing and permitted future uses of adjacent property from
adverse effects of the development.
9. Covenants
Where individual parcels are to be later sold, adequate provision has been made in the form of deed
restrictions, homeowners or condominium association, or the like for:
a. The preservation and maintenance of any open spaces, thoroughfares, utilities, water retention or
detention areas, and other common elements not to be dedicated to the City or another public body.
b. Such control of the use and exterior design of individual structures, if any, as is necessary for continuing
conformance to the PUD Plan, such provision to be binding on all future ownership.
10. Public Services
The land uses, intensities, and phasing of the PUD are consistent with the anticipated ability of the City,
the school districts and other public bodies to provide and economically support police and fire protection,
water supply, sewage disposal, schools, and other public facilities and services without placing undue
burden on existing residents and businesses.
11. Phasing
Each development phase of the PUD can, together with any phases that precede it, exist as an
independent unit that meets all of the foregoing criteria and all other applicable regulations herein, even
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if no subsequent phase should ever be completed. The provision and improvement of public or common
area improvements, open spaces, and amenities--or the provision of financial sureties guaranteeing their
improvement--is phased generally proportionate to the phasing of the number of dwelling units or
amount of non-residential floor area.
It is important to note that the Plan Commission makes recommendations to the City Council on PUD
special use permit approval requests.
IV. SIGN VARIATION (This request requires formal Public Hearing)
The Applicant is requesting a variation from Section 8-14-5 of the Warrenville Sign Ordinance which would
reduce the minimum sign setback required along the Batavia Road front lot line from ten to four feet. In
recommending or granting approval or conditional approval of a variance, the Zoning Board of Appeals
and the City Council shall prepare written findings of fact that all of the conditions below apply to the
application.
a. The proposed variation will not merely serve as a convenience to the applicant, but will alleviate
some demonstrable and unusual hardship which will result if the strict letter of the regulations
were carried out and which is not generally applicable to signs within the district.
b. The alleged hardship has not been directly created by any person having a proprietary interest in
the premises.
c. The proposed variation will not be materially detrimental to the public welfare or injurious to
other property or improvements in the neighborhood.
d. The proposed variation will not impair an adequate supply of light and air to adjacent property,
increase the danger of fire or endanger the public safety.
e. The proposed variation will not alter the essential character of the locality.
f.

The proposed variation is in harmony with the spirit and intent of the Sign Ordinance.

It is important to note that the Zoning Board of Appeals makes recommendations to the City Council on
Sign Ordinance variations approval requests.
CONCLUSION
Staff recommends the public hearing for this project be closed once all new information is presented by
the Applicant and all public testimonies are heard during the June 6, 2019, public hearing.
Once the public hearing for this project has been conducted, Community Development Department staff
will revise the staff report to address the various approval criteria and provide detailed staff
recommendations on the requested approvals. Staff plans to present such staff report at the June 20,
2019, Plan Commission meeting.
Attachments:
Exhibit A – List of Preliminary PUD documents submitted.
Exhibit B – Fire Protection Review Memo dated June 3, 2019.
Exhibit C – Staff Review Letter to Developer dated March 21, 2019.
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EXHIBIT A

1. ALTA NSPS Land Title Survey, 1 page, prepared by Edward Molloy Associates, submitted 5-14-19
2. Application Form D, 9 pages, prepared by The Alden Foundation, dated 5-13-19
3. Approval Criteria Statement of Conformance, 2 pages, prepared by The Alden Foundation,
submitted 5-14-19
4. Association Covenants, 1 page, prepared by The Alden Foundation, submitted 5-14-19
5. Civil Engineer Statement, 1 page, prepared by Andrew Kustusch, dated 5-9-19
6. Construction Schedule, 2 pages, prepared by The Alden Foundation, submitted 5-14-19
7. Cover Letter, 1 page, prepared by Alden Foundation, dated 5-29-19
8. Development Phasing Schedule, 1 page, prepared by Alden Foundation, submitted 5-14-19
9. Elevations - Colored, sheet A-4c, prepared by Alden Design Group, Inc., dated 5-9-19
10. Elevations, sheet A-4, prepared by Alden Design Group, Inc., dated 5-9-19
11. Engineering Sheet C-1, prepared by Andrew Kustusch, dated 5-9-19
12. Engineering Sheet C-2, prepared by Andrew Kustusch, dated 5-28-19
13. General Application, 9 pages, prepared by Alden Foundation, dated 5-28-19_Redacted
14. Landscape Plan, sheets L1-L6, prepared by Ives Ryan Group, Inc., dated 5-22-19
15. List of Property Owners, 2 pages, prepared by Alden Foundation, submitted 5-14-19
16. Open Space Statement, 1 page, prepared by Alden Foundation, submitted 5-14-19
17. Photometrics, 1 sheet, prepared by PG Enlighten, dated 1-3-18
18. Plat of Subdivision, 1 sheet, prepared by Edward Molloy Associates, dated 5-29-19
19. Preliminary PUD Application Contents, 1 page, prepared by The Alden Foundation, submitted 514-19
20. Rezoning Application Form C, 5 pages, prepared by The Alden Foundation, dated 3-13-19
21. Site Plan, sheet A-1, prepared by Alden Design Group, Inc., dated 5-9-19
22. Parking Ratios, 1 page, prepared by Alden Foundation, submitted 5-29-19
23. Traffic Impact Study, 2 pages, prepared by KLOA, dated 5-15-19
24. Tree Removal-Preservation Plan, 2 sheets, prepared by Ives Ryan Group, Inc., dated 5-22-19
25. Zoning District Map, 1 page, prepared by City of Warrenville, submitted 5-14-19
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WARRENVILLE FIRE PROTECTION DISTRICT
FIRE PREVENTION BUREAU
_________________________________________________________________
3S472 Batavia Rd  Warrenville, IL 60555  630.393.2175 630.393.4608 (fax)

FIRE MARSHAL:
Lee Westrom
Asst. FIRE MARSHAL
Carl Voda
FIRE CHIEF:
Dennis L. Rogers Jr.

DATE: June 3, 2019
TO: Alden Foundation - Developer
ATTN: Beth Demes
TEL 773-724-6374 Email beth.demes@thealdennetwork.com
AND:
Alden Design Group - Architect
ATTN: Michael Bailey
TEL 773-224-6326 Email Michael.bailey@thealdennetwork.com
CITY OF WARRENVILLE: TEL: 630-393-9050
ATTN: Debra, City of Warrenville E-mail dswinden@warrenville.il.us
TO: Ron Mentzer, Dir of Comm Development E-mail rmentzer@warrenville.il.us
CC: Natalia Domovessova – City Planner E-mail Nataliad@warrenville.il.us
CC
Dale Engebretson E-mail dengebretson@warrenville.il.us
Please make sure Contractors' and Sub-Contractors' names are current and on file at the WFPD

FROM:

Warrenville Fire Protection District
TEL: 630-393-2175 FAX: 630-393-4608
Fire Marshal Lee Westrom
EMAIL westroml@warrenvillefire.com
Asst. Fire Marshal Carl Voda EMAIL vodac@warrenvillefire.com

SUBJECT & LOCATION:

Warrenville Horizon Senior Living Center
28w620, 28w642, 28w646 and 28w650 Batavia Road
Warrenville, IL 60555

RE:

City Permit #n/a
Site Plan
Invoice #FP19-49 (Alden Foundation) payment of invoice due upon receipt
Invoice FP19-07 is still outstanding (attached)
( X ) Approved after all parties are in agreement to comply with items listed in this
review. (sign below)
( ) Not Approved (see below)
This review is based upon and limited to the information presented on the drawings and/or material
submitted. Matters not presented within the construction documents submitted nor items not requested
for review, which are required for the granting of permits, are assumed to be reviewed and inspected by
others and not to be considered as part of this review unless otherwise herein specifically requested. No
responsibility is accepted, implied, or extended to, for and/or resulting from construction in any phase,
form, or matter.
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•
•
•

•
•
•

•

•

•

Fire Inspector's Review:
Please refer to Warrenville Fire Protection District Code Amendment 18-04 found on
our website, www.warrenvillefire.com.
Retain current Fire Hydrant on Batavia Road in front of the facility.
The facility shall be fully Sprinkled, taking into consideration of WFPD code
amendment 18-04, a fire hydrant shall be located within 50’ of the FDC, standpipes
required at all exterior entrances and stairwells, and on each level, as well as 200’
spacing interior.
Turning radius study required per code amendment 18-04, 503.2.4
No West Elevation submitted, showing FDC and parking. Please supply this Elevation
to show exact locations of hydrants and FDC’s.
The WFPD must plan on a worst case scenario, which would be a structure fire, with
smoke filled hallways. The WFPD is requesting a minimum 26’ main West entrance
drive into the facility up to the North drive. More room will be needed for emergency
vehicle passage with this being the only access, and the FDC is located along this drive.
Multiple emergency vehicles must be able to access this facility including multiple
Engines as well as a minimum of two Ladder trucks and Ambulances. This request is
consistent with the IFC, 2015, Appendix D for Aerial operations in a three story facility
for suppression and rescue.
WFPB shall be provided all underground Fire Service Main acceptance and testing
paperwork, properly signed and witnessed prior to my acceptance of any sprinkler
system, standpipe system, or possible Fire Pump testing and acceptance, IFC 2015
section 507.4, and also NFPA 24.
Current submittal has an 18’ wide Fire Lane located on the East side of the facility
accessing Butterfield Road, Right out only. The WFPD is requesting a Right In, Right
Out 18’ wide fire lane for a second emergency access drive only, with signage only
and no gate. This will include, not to exceed, a 3” curb in height as well, and must be
included in the turning radius study, and be able to sustain a weight of 72,000lbs. With
this being a Senior Center, we are petitioning this addition for additional emergency
access only.
East side Fire Hydrant current location is of no use in its current location, and the
WFPD is requesting this hydrant be moved north near the parking lot on the East side
island so it may be used in an emergency.

Any questions - please contact Fire Marshal Lee Westrom or Assistant Fire Marshal Carl Voda
– 630-393-2175
Call Fire Inspectors (630-393-2175) for assistance on items not made clear. It shall be the
responsibility of the Build-out Contractor to notify all sub-contractors of the requirements in
this REVIEW. Other fees may be assessed for noncompliance.
New Codes: International Building Code – 2015 ED.
International Fire Code – 2015 ED
Life Safety Code – 2015 ED
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WHEN IN RECEIPT OF THIS REVIEW ALL PARTIES PLEASE SIGN AND RETURN:
[ ] in agreement with the information presented in this REVIEW
[ ] have discrepancies with the information in this REVIEW
SIGNATURE :___________________________________________DATE: ________________
NAME OF COMPANY: __________________________________________________________
PRINT NAME OF PERSON SIGNING AGREEMENT ________________________________________
& RETURN TO WFPD FIRE PREVENTION OFFICE F 630-393-4608, Email Fairbanksb@warrenvillefire.com

Please contact this office if you do not receive all copies or if any of these
transmissions are not clear. 630-393-2175
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City of Warrenville
3S258 Manning Avenue
Warrenville, IL 60555

March 21, 2019

(630) 836 3050 tel
(630) 393 1531 fax
www.warrenville.il.us

Exhibit C

Beth Demes, Executive Director
The Alden Foundation
4200 W. Peterson Avenue, Suite 140
Chicago, IL 60646
RE:

CITY PRELIMINARY PUD REVIEW COMMENTS FOR WARRENVILLE
HORIZON PROJECT

Dear Ms. Demes:
This review letter has been prepared to provide City staff and City consultant review
comments on the various application materials submitted for City review with your
January 15, 2019, Preliminary Planned Unit Development and Preliminary Plat of
Subdivision applications.
City of Warrenville Planning Staff Comments
While City planning staff is generally supportive of your proposed mixed income,
affordable, senior housing land use on the project site, we do not believe the current project
design effectively addresses the specific scale, character, orientation, amenity and building
height goals, recommendations, and preferences articulated in the City’s Old Town/Civic
Center Subarea Plan (the “Subarea Plan”) and summarized on Exhibit A. A copy of the
full Subarea Plan (Volumes 1 and 2) can be accessed at the following City website link:
https://www.warrenville.il.us/index.aspx?nid=264. Using the above referenced policy
guidance as a foundation, City planning staff requests you evaluate the following potential
site layout and building character/architecture modifications during the preliminary design
and approval phase for this project. Staff has prepared the attached alternate site plan
exhibit (Exhibit B) to illustrate many of the staff recommendations described below.
Vehicular Access: Consider adding a new driveway connection between the rear
parking lot and Route 56. In the best case scenario, this drive would be available for
resident/public use. In the worst case scenario, IDOT would require it to be restricted
to emergency vehicles use only. Ideally, the addition of this drive would allow you to
eliminate the awkwardly designed and located fire access road along the Butterfield
Road building façade.
Parking: Remove parking spaces located in front of the front/Batavia Road facade of
the building.
Building Location: Consider moving the proposed building closer to both Batavia
Road and Butterfield Road. From staff’s perspective, a 10-foot building setback along
Butterfield Road (assuming the above-noted vehicular access and fire lane
modifications are made) and a 20-25-foot building setback along Batavia Road would
be more consistent with the goals and recommendations contained in the Subarea Plan,

Duke/Barkley – As-Built Review and Final Inspection
March 21, 2019
Page 2 of 3
and would free up more space behind the building. This modification would
accommodate:
• An increased transitional yard setback along the adjacent existing residential
property that will remain along the northwest edge of the development site. This
would reduce the number of mature trees that require removal and the amount of
grading and paving that would be required within the drip line of the existing large
oak trees along this property line.
• Relocation of the trash collection enclosure so it would be setback farther from the
adjacent residential property. The additional setback would allow for a more
desirable transitional yard landscape buffer to be provided around the trash
enclosure.
• Movement of the rear parking area farther away from the floodplain boundary. This
would potentially reduce the number of mature trees that would require removal
from the area of the property located east of the parking area.
• Increased distance between the floodplain boundary and the edge of the parking lot.
If a retaining wall is necessary, this increased distance could be used to
accommodate landscaping along the east edge of the parking lot and a stepped
retaining wall with landscaping and/or BMP treatment between the two steps.
Grading, Building Elevation, and Building Height: Consider stepping the elevation
of the building on the site so the east side of the building has a fully exposed lower
level with a finished floor elevation around 701. Under this recommendation, the main
floor/Batavia Road entrance off Batavia Road would be at an elevation of
approximately 712. With this change, it may be possible for the south and east portions
of the building to have a three-story “front” elevation and a four-story “rear” elevation,
and the north and west portions of the building to have two-story “front” elevations and
three-story “rear” elevations. This modification would:
• Allow the rear/eastern parking lot area to be located at a significantly lower
elevation.
• Significantly reduce or potentially eliminate the amount and height of retaining wall
required along the eastern edge of the parking lot.
• Dramatically improve pedestrian access to the open-space/floodplain area along the
east edge of the property. Improved access to and through the open-space area
would be a highly desirable amenity for the project and its future residents.
Building Scale and Architectural Character: While the architectural style and
building materials reflected in your current proposed preliminary design drawings are
attractive and high-quality, the building design and character feels more consistent with
that of a single-use institutional facility one might find on an outlot in a typical,
highway oriented, suburban commercial or office park development. In its current
form, the building looks and feels like one large institutional building. This is not
consistent with the “character” goals, objectives, and recommendations articulated in
the Subarea Plan.

Exhibit A
Key Old Town / Civic Center Subarea Plan Policy Goals,
Recommendations and Preferences for the Redevelopment of
the Northeast Corner of Batavia and Butterfield Roads
Page 3 of Volume 1:
•
•
•

Fostering revitalization projects that enhance the small-town, village-like character
existing in Warrenville
Enhancing the accessibility and amenity value of natural assets such as the DuPage River
Balancing the tension between the desire of the community to avoid development that
would overwhelm the existing scale and character of the subarea.

Page 24 of Volume 1:
•

Building Height…Based on participant feedback, an incremental additional amount of
height/or density (e.g. one additional story beyond that shown on the Subarea Plan may be
tolerable in some portions of the proposed development project. The areas where this
concept applies are specifically called out in the Subarea Plan exhibits in this section, and
discussed further in the “Policies and Implementation Action Steps” chapter of this report.

Page 28 of Volume 1:
•

Setback and building orientation requirements. The orientation and proximity of buildings
to the street is a critical component of pedestrian-friendly development… The general
pattern of development recommended in the Preferred Plan emphasizes commercial
development close to the street with parking areas located behind…These requirements
are particularly relevant for commercial and mixed-use development, where a “street
wall” effect is desirable to encourage a high-quality pedestrian environment.

Page 29 of Volume 1:
•

Maximum height and density…if necessary to allow project to achieve economic feasibility,
the City should consider some degree of discretionary regulatory relief on maximum height
for projects that are located at a lower elevation than adjacent streets and parcels, such
as the Stresney Piano site (the “Warrenville Horizon” Project Site).

Pages 50+ of Volume 2:
•

Please review the Visual Preference Results contained in this volume of the City’s Old
Town/Civic Center Subarea Plan. Please pay particular attention to the top-scoring condo
image.

EXHIBIT C

JAMES J. BENES AND ASSOCIATES, INC.
950 Warrenville Road  Suite 101  Lisle, Illinois  60532
Tel. (630) 719-7570  Fax (630) 719-7589

MEMORANDUM
Date: February 1, 2019
To:

Kristine Hocking, P.E., CFM
Senior Civil Engineer
City of Warrenville

From: Lynn Kroll, P.E., CFM
Project Engineer

Re:

Dan Schoenberg, P.E. Valerie Jakobi, CPESC
Project Engineer
Senior Ecologist
BEI

Alden Horizon Senior Living
Illinois Route 56 and Batavia Road
Preliminary Engineering Plan Review
Project No. 632.770

The proposed development will be constructed on an existing 3.92 acre site located at the
northeast corner of Illinois Route 56 and Batavia Road. The existing site of four lots
contains two houses, broken asphalt and concrete pavement and West Branch DuPage
River floodplain. The site is proposed to be subdivided into two lots. The proposal includes
the construction of a 77,000 square foot, 3 story senior living center and 71 space parking lot
on lot 1. Lot 2 will include the West Branch DuPage River floodplain. No development is
proposed within floodplain. No detention is required.
At your request we have reviewed the following preliminary documents:
1. Existing and Proposed Engineering Plan (2 sheets) prepared by Alden Design
Group (ADG), Inc. of Chicago, Illinois and dated January 10, 2019.
2. Site Photometric Plan (2 sheets) prepared by PG Enlighten and undated.
3. Plat of Subdivision prepared by Edward J. Molloy and Associates and dated
January 15, 2019.
4. ALTA / NSPS Land Title Survey prepared by WMA, Ltd. and dated August 6,
2018.
5. Traffic Impact Study (TIS) prepared by Kenig, Lindgren, O’Hara, Aboona, Inc
(KLOA) of Rosemont, Illinois and dated January 29, 2019.
We did not review the Architectural Plans (3 sheets), Landscaping Plan (6 sheets), Tree
Removal Plan (1 sheet) or General Application except as reference for the proposed site
review as it is our understanding this will be reviewed by others.

Preliminary Engineering Review
Alden Senior Living
Illinois Route 56 and Batavia Road
February 1, 2019

ENGINEERING ISSUES
VEHICULAR ACCESS: The proposed driveway is located at the far northwest end of the
site. This maximizes separation from the intersection of Batavia Road and IL 56, minimizes
the potential for vehicle queues from the traffic signal at IL 56 to impact site access, and
closely aligns with an anticipated access driveway for future development of the northwest
corner of Batavia and IL 56.
CIRCULATION: Senior attached housing typically has low traffic volumes during morning
and evening network peak hours. The number and distribution of site generated trips in
Figure 1 and Table 2 of the TIS are reasonable. We found the trips generated at a similar
site are very close to 10th edition of the Institute of Transportation Engineers (ITE) Trip
Generation Manual. The number of site generated trips is far below the anticipated
background growth of traffic over the next seven years.
Traffic growth projections provided by CMAP served as the basis for non-site generated
(background) traffic growth. The anticipated background traffic growth rate averages about
1.3% per year. The proposed construction schedule in the submittal indicates a May 2021
completion. Accepted practice for future conditions traffic analyses is time-of-completion
plus 5 years, therefore the future conditions analysis year should be 2026. The traffic
analyses were based on only one year of background growth. The future conditions
analyses should be updated to reflect year 2026 traffic projections.
PARKING: According to Table 5D of the Zoning Ordinance, a development with 56 onebedroom units, 15 two-bedroom units and 2 full time staff would require 159 parking spaces.
A total of 72 spaces are proposed. The Institute of Transportation Engineers (ITE) Parking
Generation Manual 5th Edition suggests that the average parking space ratio is about 0.7
spaces per dwelling unit; however this data is based on a very small sample size. It further
states, “It is expected that the number of bedrooms and number of residents are likely
correlated to the parking demand generated by a residential site”. The justification for the
number of spaces should be provided.
PERMITS: The estimated proposed disturbed area will be +4 acres, so a City of
Warrenville Stormwater and Flood Plain Certification is required. An Illinois Department
of Transportation (IDOT) permit will be required for any proposed work within the Illinois
Route 56 right-of-way. An IEPA permit will be required for the proposed watermain loop
around the development. An IEPA permit will be required for the sanitary connection.
An Illinois Department of Natural Resources (IDNR) Permit will be required for proposed
work within the Regulatory Floodway of the West Branch DuPage River.

STORMWATER DETENTION: The parcel (existing lots 1-4) currently contains two
houses and asphalt and concrete pavement. In addition, the parcel previously contained
a house on Lot 1 which was removed in 2012. The existing impervious area on the site
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including the demolished house is 39,180 square feet. The proposed impervious area
on the site is 63,650 square feet. The increase in impervious area is 24,470 square
feet. Since the proposed improvement will result in less than 25,000 square feet of
increased impervious area, in accordance with Section 15-72 of the DuPage
Countywide Stormwater and Floodplain Ordinance (DCSFPO), site runoff storage
(stormwater detention) is not required.
EROSION CONTROL: The project site is greater than one acre in size, so a National
Pollutant Discharge Elimination System (NPDES) permit is required for the discharge of
storm water during construction. The Owner will have to implement the Storm Water
Pollution Prevention Plan (SWPPP) to effectively manage the discharge of pollutants
from the site. The Owner must submit the SWPPP and a Notice of Intent (NOI) to the
Illinois EPA in accordance with ILR10 requirements at least 30 days prior to the start of
construction. A signed copy of the SWPPP and a signed copy of the NOI must be
provided to the IEPA and City prior to the start of construction. A signed copy of
SWPPP and NOI must also be kept at the construction site from the start of construction
until such time that ground cover is re-established.
BEST MANAGEMENT PRACTICES: The proposed development will create more than
2,500 square feet of impervious area. In accordance with the City of Warrenville
Stormwater and Floodplain Ordinance, Post Construction Best Management Practices
(PCBMPs) for water quality are required. Four rain gardens and one dry well are
proposed to comply with the PCBMP requirements of Section 15-64.A of the DCSFPO.
SPECIAL MANAGEMENT AREAS: Per the 2004 FEMA FIRM panel 0409H the site
includes the Zone AE floodplain of the West Branch DuPage River. The 100-Year base
flood elevation is 697.50. The proposed finished floor elevation is 709.00 and is located
at least 110 feet from the floodplain. The proposed lot 1 which will contain the
development will not include the floodplain. The floodplain will be on lot 2.
Existing asphalt pavement removal and possible retaining wall construction will include
work within the floodplain.
WATER DISTRIBUTION: The Preliminary Engineering Plan shows an existing
watermain along the north side of Batavia Road. A 6 inch loop is proposed around the
building with two connections to the Batavia Road watermain.
SANITARY SEWER: The Preliminary Engineering Plan shows an existing sanitary sewer
main along the south side of Batavia Road. There are two existing sanitary sewer
connections shown on the existing engineering plan which should be verified. One sanitary
sewer connection is proposed approximately 300 feet west of Butterfield Road. The
preliminary sanitary sewer configuration is acceptable.

SITE LIGHTING:The parking lot can be considered a medium size with a high activity level
per Section 9.1 of the Zoning Ordinance. The parking lot average is under the maximum
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average of 3.0 ft-c. The very south corner of the lot does not meet the minimum lighting
level of 0.9 ft-c
REVIEW COMMENTS
Existing and Proposed Engineering Plan The Preliminary Engineering Plans have
been stamped “NOT APPROVED” and should be revised and resubmitted to address
the following comments:
1. Please note the following comments about the water distribution system :
a. The plans show an existing water main along the north side of Batavia
Road. The size and material of this main should be labeled. The proposed
water system includes a 6 inch main loop around the building and a
connections to the existing main on Batavia Road at 120 feet south and
350 feet south of Butterfield Road.
b. The proposed water main configuration will require an IEPA permit.
c. Proposed water main material is not labeled and should be included on
the Final Engineering Plan submittal.
d. The proposed water main loop should be within a Public Utility Easement.
e. The proposed watermain is shown through the rain garden. Verify that
the watermain will have adequate cover.
f. Watermain sizing calculations should be submitted with the Final
Engineering submittal.
2. Please note the following comments about the proposed sanitary sewer system:
a. The plans show an existing sanitary sewer main along the south side of
Batavia Road with two connections from the north that stop in Batavia
Road. These connections need to be identified throughout the site and
properly removed/plugged.
b. The size and material of the existing sanitary sewer is not labeled and
should be included in the Final Engineering Plan submittal.
c. One 8 inch sanitary connection is proposed, located approximately 300
feet west of Butterfield Road. The sanitary sewer configuration is
acceptable.
d. Sanitary sewer sizing calculations should be submitted with the Final
Engineering submittal.
3. Please note the following comments about the proposed storm sewer system:
a. The proposed storm sewer system includes mainline sewer through the
surrounding parking lot and green space with one outlet to the West
Branch DuPage River. The proposed storm sewer configuration is
acceptable.
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b. The proposed storm sewer type and size should be labeled in the Final
Engineering submittal.
c. Per City of Warrenville Standard Specifications, all storm sewers 18-inch
diameter and less shall be PVC SDR26 with pipes and fittings meeting
ASTMD-3034.
4. Enlarge the symbol lines for the existing utilities (sanitary, water etc.) on the
Existing Site Plan, sheet C-1. Due to the small font it is difficult to read.
5. Plans should be signed and sealed by an Illinois Licensed Professional
Engineer.
6. On the plans set cover sheet provide benchmarks and specify survey datum
basis for topography.
7. Include a SWPPP with the Final Engineering submittal.
8. Submit a completed and signed Stormwater Management Permit Application.
9. Include a Stormwater Management Report for the proposed development.
10. Label site area and site disturbed area on the plan.
11. Include existing and proposed site exhibits delineating and labeling the existing
and proposed percent impervious area.
12. In the Final Engineering Submittal include a copy of the existing and proposed
grading plan with the site tributary areas delineated.
13. Delineate and label the Regulatory Floodway for West Branch DuPage River.
Clarify if there is proposed work within the floodway. If work is proposed within
the Floodway an Illinois Department of Natural Resources (IDNR) Permit will be
required.
14. The proposed work includes removal of the existing asphalt path within the
floodplain and possibly floodway. Clarify if proposed work will include fill. Crosssections at this location may need to be provided.
15. The proposed 9 foot retaining wall abuts the West Branch DuPage River
floodplain. In order to construct the wall, specify what work will be required in
the floodplain and if permanent floodplain fill is proposed. Existing and proposed
cross-sections at locations where permanent fill is proposed will be required.
16. The Architectural Plan A-1 labels the retaining wall as +-5 feet high but the
elevations and note on the Proposed Site plan C-2 state the wall will be +-8 feet
high. Clarify the height.
17. The east side of Batavia Road does not currently have curb and gutter. The
proposed development should include constructing curb and gutter along the
east side of Batavia Road from the Alden entrance drive to Butterfield Road and
along the edges of the parking lot and drive aisles.
18. Provide easements per section 7.02 of the City of Warrenville Subdivision
Control Ordinance.
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19. Label the delineation elevation of the BMP rain gardens.
20. Include a detail of the dry well.
21. A stormwater separator or mechanical BMP should be proposed at the outlet
before releasing to the West Branch DuPage River.
22. Butterfield Road (IL56) is under Illinois Department of Transportation (IDOT)
jurisdiction. A permit will be required from IDOT for any construction in state
right-of-way.
23. A fire lane is proposed along the southeast edge of the site, but various
drawings conflict on whether or not it connects to Batavia Road. Is a connection
proposed to Batavia Road? If the fire lane extends to Batavia Road, provide an
AutoTURN analysis to demonstrate how a fire truck can access the fire lane.
Provide more details of the construction of the fire lane.
24. The jurisdictional Fire Protection District should review the plans for adequate
coverage.
25. Provide AutoTURN analyses for trash and delivery trucks anticipated to service
the site.
26. The Table of Parking Ratios at other senior living units is not informative.
Defend the number of parking spaces provided. Add context and information to
Table of Parking Ratios. It appears to track occupancy, not spaces provided
and gives no hint as when in the day or week this information was gathered. It
does not mention the actual number of spaces provided or the number of
spaces required at these locations. Resident and visitor parking is not
discussed. Percent occupancy of residences is not provided, nor is there any
information on bedroom to unit ratios. Are all listed site exclusively independent
senior living apartments? More information is needed in order to review the
proposed parking supply.
27. The parking space dimensions appear to conform to the requirements of the
Zoning Ordinance. The sidewalks across all parking spaces, especially those on
accessible routes between designated parking and entrances should be widened
to 7’ to account for overhang. Eliminate the wheel stops.
28. The plans show a wetland and Waters of DuPage on the property. Please provide
a wetland delineation report for the property.
29. Based on the plans, it appears that wetland, wetland buffers, waters, waterway
buffers, and riparian buffers will not be impacted during the proposed
development. Please provide a Tab 4 to document the wetland and buffer findings
and discuss the temporary and or permanent impacts to the wetland buffer from
the asphalt removal. If the riparian buffer is not impacted, Tab 5 may not be
required
30. Please provide planting information regarding the wetland buffer disturbance from
the asphalt removal.
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31. Please include protection of the delineated wetland on the soil erosion and
sediment control plans.
Site Photometric Plan The Site Photometric Plan for has been stamped “NOT
APPROVED” and should be revised and resubmitted to address the following
comments:
1. The parking lot average is under the maximum average of 3.0 ft-c. The very south
corner of the lot does not meet the minimum lighting level of 0.9 ft-c.
2. Since the site is bounded on the west side by a single family zoned property, the
illumination at the lot line cannot exceed 0.1 ft-c. The photometric plan exceeds
the limit along the driveway. Adjust lights.
3. The site north of Lot 2 is zoned residential, but the photometric plan only extends
to the north edge of Lot 1. Provide illumination levels at the subdivision limit.
Plat of Subdivision The Plat of Subdivision has been stamped “NOT APPROVED” and
should be revised and resubmitted to address the following comments:
1. Provide all easements per Section 7.02 of the City of Warrenville Subdivision
Control Ordinance.
2. Check to see if the County Recorder Certificate is required.
ALTA / NSPS Land Title Survey The ALTA / NSPS Land Title Survey has been
stamped “APPROVED”. We have no comments.
Traffic Impact Study The Traffic Impact Study has been stamped “NOT APPROVED”
and should be revised and resubmitted to address the following comments:
1. The future conditions analyses in the Traffic Impact Study should be updated to
reflect year 2026 traffic projections with six years of background growth.
- end -
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