PLAN COMMISSION

COMMUNITY DEVELOPMENT STAFF REPORT

WARRENVILLE HORIZON SENIOR LIVING COMMUNITY – BATAVIA ROAD

February 20, 2020
Project Number
2019-0028
Applicant
Alden Foundation
Property Owners
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
PUD, R-6 Multi-Family zoning
district
Existing Improvements
Undeveloped/Two single-family
homes
Comprehensive Plan
Mixed UseResidential/Restaurant/Retail

LOCATION MAP
INTRODUCTION
In this case, the Alden Foundation (the “Applicant”), is
requesting approval of a Final Plat of Subdivision and Final
Planned Unit Development (PUD) special use permit, which
together would allow the approximately 3.92-acre site to be
developed with a mixed income, affordable senior housing
building containing 71 apartment units, along with associated
parking, lighting, landscaping, and stormwater management
improvements.
BACKGROUND
The Preliminary Plat of Subdivision, property rezoning, and
Preliminary PUD for this project were approved by the City on
July 15, 2019, by Ordinance #2019-40. The Preliminary Plat/PUD
Ordinance included a series of conditions the Applicant is
required to address at the time of Final Plat/PUD approval
process and/or during construction.
A formal public hearing for the current requests is not required
under the provisions of the City of Warrenville Zoning
Ordinance. The Plan Commission is responsible for making
recommendations to the City Council on Final Plat/PUD approval
requests.
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PROJECT INFO
Approvals Sought
1. Final Plat of Subdivision
2. Special Use Permit for Final
Planned Unit Development
(PUD)
Subject Property
Four lots with combined area of
3.93 acres
Proposed Improvements
71-unit senior independent
living development
Submittals
See Attachment A
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Ordinance #2019-40, minutes, and agenda back up information
from all past Plan Commission and City Council meetings
regarding this project are available on the City website at
www.warrenville.il.us and upon request from the Community
Development Department.
ANALYSIS
The application documents listed on attached Exhibit A have been
distributed to the Plan Commission with the February 20, 2020,
Plan Commission/Zoning Board of Appeals agenda packets and
posted on the City website under Our Community/Construction
Projects/Private Development Projects/Warrenville Horizon
Senior Living Community at
https://www.warrenville.il.us/682/Warrenville-Horizon-SeniorLiving-Commun .
The Warrenville Fire Protection District has reviewed the revised
plans and provided their comments in the review memo dated
January 31, 2020, which is attached on Exhibit B.

Project Overview: The project includes construction of a threestory, approximately 77,000-square foot building with 71 senior
housing apartment-style units, of which 56 would be one-bedroom 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 an
outdoor patio and two trellis/seating areas overlooking the river. An approximately 1.56-acre area along
the West Branch DuPage River would be conveyed to the Forest Preserve District of DuPage County and
preserved as public open space.
Warrenville Horizon would be an independent living community, restricted to seniors age 62 and older. It
would be operated as a mixed income community with most units affordable to seniors with annual
incomes ranging from $16,000 to $35,000. Three units in the building would be market rate rents with no
income restrictions.
Building Design and Materials: The traditional village center building design 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 high quality exterior materials, including brick,
natural stone and cement siding.
Utilities: The development would be connected to and served by the City sanitary sewer and water mains.
Stormwater Management: Onsite stormwater detention is not required in accordance with the DuPage
County 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 include multiple rain gardens, permeable pavement parking, and a dry well.
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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 plans illustrate an emergency only, gated drive connected to
Butterfield Road.
Pedestrian and Bicycle Improvements: The plans illustrate an eight-foot sidewalk/multi-use path 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. Two bike racks are proposed on the
east side of the building.
Trash Enclosure: 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.
Solar Energy Investigation: As required by the Preliminary PUD Ordinance, the Applicant investigated the
feasibility of installing rooftop solar panels on the proposed building with the professional solar energy
firms. Due to unique financing of the proposed housing type and the availability of financial incentives,
the Applicant concluded that installation of solar energy system for this project is not financially feasible.
Instead, the Applicant has committed to install conduit thru the building and size the roof structural
capacity to support the installation of solar system in the future.
Tree Preservation: While many existing trees would be removed due to the proposed development, the
Applicant plans to preserve seventeen mature trees in good health condition along the northwest
property line as well as trees and vegetation along the east portion of the site (proposed Lot 2). Other
trees, including the large magnolia tree in the southwest quadrant of the site, would be removed. City
staff explored the opportunity for this tree to be relocated. Upon visiting the site, the Consulting City
Arborist, Charles Stewart of Urban Forest Management, estimated its relocation cost at approximately
$50,000 with the survival chance of about 50% due to the tree’s size and health condition. The City
Arborist did not recommend pursuing the magnolia tree relocation. The Applicant is proposing to plant
four new magnolia trees along the Batavia Road building frontage. Overall, the proposed Landscape Plan
meets and exceeds the quantitative planting requirements of the Zoning Ordinance.
Approved PUD Variations/Exceptions: A number of PUD variations and exceptions from the Zoning
Ordinance were approved with the Preliminary PUD plans and documents for Warrenville Horizon Senior
Living project by Ordinance #2019-40. The proposed Final PUD plans are consistent with the previously
approved Preliminary PUD plans and related special approvals.
I. FINAL PLAT OF SUBDIVISION
The Final Plat of Subdivision titled “Alden Warrenville Subdivision” prepared by Edward J. Molloy &
Associates, dated January 9, 2020, is generally consistent with the Preliminary Plat of Subdivision and
associated Subdivision Ordinance relief approved by the City by Ordinance #2019-40. The Final Plat of
Subdivisions includes revisions made to address Ordinance #2019-40 approval conditions and illustrates
the creation of the following lots:
•
•

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.
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As proposed, Lot 1 would be developed with an apartment building and Lot 2 would be preserved as public
open space.
Staff Review and Recommendations:
Staff’s detailed review comments and recommended Final Plat/Final PUD approval conditions for this
project are outlined in Section III of the “ANALYSIS” component of this Staff Report.
Based on staff’s detailed review of the application documents listed on attached Exhibit A, staff
recommends the Plan Commission recommend City Council approval of the Final Plat of Subdivision
prepared by Edward J. Molloy & Associates, dated January 9, 2020, subject to the Applicant revising the
Plat to address conditions outlined in Section III of the Analysis component of this Staff Report prior to
City execution and recording.
II. CITY OF WARRENVILLE PUD APPROVAL CRITERIA
In recommending approval or conditional approval of a Final Plan for a Planned Unit Development (PUD),
the City of Warrenville Zoning Ordinance requires the Plan Commission to transmit to the City Council
written findings of fact that the application meets all of the criteria below or will meet them when the
Plan Commission’s conditions are complied with. The City Council shall, in granting approval or conditional
approval, also find that all of the following criteria are met or will be met with the conditions to which the
approval is made subject to are complied with (Staff response is in Italics):
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.
Staff finds the proposed Warrenville Horizon Senior Living Community, including its building positioning,
vehicular access, pedestrian and bicycle connectivity, building architecture, and materials:
•

•
•
•
•

Represents a creative, attractive, functional, high-quality, and integrated design that effectively
addresses the site’s unique physical characteristics including, but not limited to, the assemblage
of multiple properties, the site access challenged by close proximity to the Batavia and Route 56
intersection, and the existing 100-year and 500-year flood plain along the DuPage River, in a
manner that could not be achieved under otherwise applicable zoning and subdivision control
regulations.
Would provide desirable housing types not currently available in the City of Warrenville.
Is consistent with the high quality development contemplated in the OT/CC plan.
Reflects the use of high-quality building construction materials and incorporates attractive
architecture that is appropriate given the location and context of the site involved.
Represents a higher level of design and amenity than would be achieved under standard City
regulations.

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.
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Provided the various proposed PUD plans and documents listed on Exhibit A are revised and implemented
in accordance with the staff-recommended approval conditions, the proposed project will satisfy the
Planned Unit Development requirements set forth in the Warrenville Zoning Ordinance and would result
in a high-quality, creative, and coordinated residential project.
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.
The Civic Center Subarea Plan the City Council unanimously approved as an amendment to the
Comprehensive Plan in 2007, shows the Subject Property being developed with a mix of open space,
commercial, and multifamily uses. The final design and configuration of the proposed Warrenville Horizon
Senior Living project is consistent with overall goals statements and would satisfy many of the most
important transportation, urban design, environment, and land use objectives/recommendations detailed
in the Civic Center Subarea Plan.
The proposed project also advances OBJECTIVE #4 (Plan for and Encourage High-Quality, Appropriately
Scaled and Located, New Higher Density Residential Development Including Multiple-Family Housing) and
OBJECTIVE #6 (Stimulate New Community Gathering Places in the Old Town/Civic Center Area) of the City’s
2015 Economic Development Plan.
4. Public Welfare
The PUD will not be detrimental to the public health, safety, morals, or general welfare.
Based on City staff, engineering consultants’ and Warrenville Fire Protection District’s thorough review of
the project documents and careful consideration of the testimony provided at the public hearing for this
project, staff finds no evidence that the proposed PUD will be detrimental to the health, safety and welfare
of the general public. If the project is approved and implemented in conformance with the staffrecommended approval conditions, staff fully expects the project to have a positive impact on the
Community’s long-term health and welfare.
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.
The City’s consulting traffic engineer has confirmed that the site access and circulation have been designed
to provide safe vehicular and pedestrian traffic and accommodate emergency service on the Subject
Property. The owner of the existing single family house adjacent to the northwest confirmed that their
concerns with the proposed project have been addressed. The Forest Preserve District of DuPage County
has submitted a letter providing their comments, which have been incorporated into the City staff approval
conditions recommended for this project. If the project is approved and implemented in conformance with
the staff-recommended approval conditions, staff finds that the project will not impair local property
values or environmental quality in the adjacent areas or be injurious to the use and enjoyment of other
properties in its vicinity.
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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.
The proposed development respects the existing environmental character of the area, including 100-year
and 500-year flood plain along the DuPage River, which would be preserved as open space. The project
design incorporates Best Management Practice stormwater management improvements in accordance
with the DuPage County Stormwater Management and Flood Plain Ordinance.
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.
If the project is approved and implemented in conformance with the staff-recommended approval
conditions contained in this report and the conditions of the Preliminary PUD Ordinance #2019-40, Staff
finds:
• The site circulation on the proposed PUD site is adequate and is designed to ensure safe and
efficient circulation of vehicles, including emergency trucks and ambulances.
• Adequate pedestrian connections are provided throughout the site. An eight-foot wide path
along Batavia Road frontage would become part of the bicycle route potentially connecting the
existing bike path along Butterfield Road and Forest Preserve access along Batavia Road.
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.
The proposed open space improvements in the project incorporate best management practices and include
two rain gardens, permeable pavement in the parking lot, and provide approximately 1.5 acres of open
space along the DuPage River. Together, these improvements promote stormwater infiltration and
cleansing, reduce runoff, support pedestrian activity, and allow for both active and passive recreation.
Staff finds the open space and landscape amenities proposed in this project are consistent with the higher
standards of design and amenity required of a PUD.
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:
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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.
Per the Applicant, the proposed development will not be governed by the association. The project will be
owned by the Warrenville Horizon Limited Partnership, which will consist of the General Partner,
Warrenville Horizon, Inc. and a Limited Partner who is the equity investor. The General Partner in this
project will be 100% owned by The Alden Foundation, a Not-For-Profit. The Limited Partner will be the
entity that purchases the Tax Credits once allocated.
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.
The final plans illustrate a residential development, which is consistent with the anticipated land uses
reflected in the City’s OT/CC plan. Staff finds:
• There will be no impact on the School District, since the proposed housing would be restricted to
the minimum age of 62 years old.
• The City has sufficient sanitary sewer and water capacity to serve the proposed project.
• The proposed development will not have an undue effect or inordinately high demand on City, Fire
Protection, Police, or Public Works services.
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
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.
As proposed, the development would be constructed in one phase. The Applicant is required to post Cityrequired development sureties before the City issues permits for any construction on the project.
It is important to note that the Plan Commission makes recommendations to the City Council on PUD
approval requests.
Based on the above-noted findings, staff recommends the Plan Commission recommends City Council
approval of the requested Final PUD plans for Warrenville Horizon Senior Living Community project,
subject to the conditions outlined in Section III of the “ANALYSIS” component of this Staff Report.
III. STAFF RECOMMENDED APPROVAL CONDITIONS
Staff recommends the following conditions be attached to any positive Plan Commission recommendation
on the requested approvals for the Warrenville Horizon Senior Living Project:
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1. Documents: The development on the Subject Property shall be consistent with the plans and
documents listed on the attached Exhibit A as may be revised to address the approval conditions
outlined in this Staff Report.
2. On Site Parking and Apartment Operation: The amount of required parking is reduced due to the
Applicant’s representation that this will be an age-restricted senior housing community where it
is anticipated that fewer residents will own cars. Applicant and any future owners will be required
to maintain and operate the project according to the current proposal for a senior housing
community.
3. Civil Engineer Review: The Applicant shall comply with the review comments and
recommendations outlined in the February 12, 2020, review memo from the City Consulting and
City Senior Civil Engineer attached as Exhibit C.
4. Warrenville Fire Protection District Review: The Applicant shall address and comply with City
adopted, code-supported comments outlined in the January 31, 2020, Warrenville Fire
Protection District review memo attached as Exhibit B.
5. City Arborist Review: The Applicant shall address all review comments outlined in the February
12, 2020, memo prepared by Consulting City Arborist Charles Stewart, attached as Exhibit D. The
Tree Removal and Preservation Plan shall be prepared by a Certified Forester or a Certified
Arborist and reviewed and approved by the City Arborist prior to City permit issuance for site
work. Transitional yard shrubs illustrated along the northwest property line may need to be
moved and/or removed from the landscape plan based on the recommendations of the Tree
Removal and Preservation Plan. Future Landscape Relief from the Transitional Yard landscaping
requirements of the Zoning Ordinance may be required if these shrubs are not ultimately planted
as currently proposed.
6. Transitional Yard Landscaping: A Certified Arborist/Forester shall identify and evaluate the health
and quality of trees proposed for preservation along the northwest property line. Only high quality
and in good health trees shall be preserved. The northern 50 feet along the northwest property
line (along the chain link section of the fence) shall be planted with evergreen trees to create a
dense landscape buffer for the residential property to the north.
7. Parking Lot Lights: Three parking lot lights along the northwest property line shall be equipped
with house side shields to minimize light spill and glare onto the adjacent residential property.
8. Ground Sign: The proposed sign plans shall include dimensions confirming compliance with the
four-foot minimum ground sign setback approved by the Preliminary PUD ordinance. Ground
lights proposed to illuminate the sign shall be designed, shielded, and directed to illuminate only
the sign face to prevent the casting of glare or direct light upon adjacent street. A building Permit
to install the sign and related lighting is required.
9. Trash Enclosure: The trash enclosure shall be constructed of high quality materials consistent
with those used in the building and have a minimum height of six feet. The enclosure detail shall
be provided with the Building Permit plans for City staff review and approval.
10. Landscape Covenant Agreement: A Landscape Covenant Agreement satisfying the requirements
of Section 11.B. 4 of the Zoning Ordinance shall be prepared, executed and recorded with the
DuPage County Recorder’s Office prior to the first Certificate of Occupancy issuance for this
project. The approved Final PUD Landscape Plan shall be referenced in, and become part of, the
Landscape Covenant Agreement.
11. Roof Top Equipment: All roof top equipment must be fully screened. The top of parapet walls or
roof screens shall be at least as high as all roof top equipment. Screens must be consistent with
the architecture and color scheme of the building. Details illustrating locations of roof top
equipment, its height, and screening design shall be provided for staff review and approval at the
time of Building Permit issuance for the building.
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12. Building Materials: The exterior finish building materials shall be consistent with those illustrated
on the May 9, 2019, Warrenville Horizon Building Elevations prepared by ADG Inc., and shall
include brick, natural stone and cement siding.
13. Park and Library Contributions: Required park and library fees must be paid in conjunction with
the City issuance of a building permit for the proposed project as required by the City Code and
approved by the City Council.
14. Fees and Security Guaranteeing Completion of Public Improvements: The Applicant shall
pay/submit all applicable review and inspection fees and the required security guaranteeing
completion of public improvements prior to recording of Ordinance approving the final PUD for
this project and prior to any permit issuance for this project.
15. Traffic Enforcement Agreement: A Private Property Traffic Enforcement Agreement (in a form
acceptable to the City) shall be executed by the Property Owner and recorded by the City prior to
any building permit issuance for this project.
16. IDOT Permit: A Permit to perform all proposed work within the Route 56 ROW, including the
emergency access drive, is required from IDOT. A copy of the IDOT permit shall be provided to
City staff prior to commencement of such work.
CONCLUSION
Based on the information and findings outlined in this Staff Report, staff recommends the Plan
Commission pass the following motions:
1. The Plan Commission recommends City Council approval of the Final Plat of Subdivision
prepared by Edward J. Molloy & Associates, dated January 9, 2020, subject to the Applicant
revising the Plat to address all conditions outlined in Section III of the Analysis component of the
February 20, 2020, Staff Report prior to City execution and recording of the Plat;
2. The Plan Commission recommends City Council approval of the requested Final PUD plans and
documents for the Warrenville Horizon Senior Living project as listed on Exhibit A and as
outlined in this Staff Report, subject to the conditions outlined in Section III of the Analysis
component of the February 20, 2020, Staff Report.
Attachments:
Exhibit A – List of Final PUD documents submitted.
Exhibit B – Fire Protection Review Memo dated January 31, 2020.
Exhibit C – City Engineer Review Memo dated February 12, 2020.
Exhibit D – City Arborist Review Memo dated February 12, 2020.
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EXHIBIT A

1. Cover Letter, 1 page, prepared by Alden Foundation, dated 1-20-20
2. Comment 2, 3 pages, prepared by Warrenville FPD, dated 11-6-19
3. Comment 3, General Application, Application Form D, 14 pages, prepared by Alden Foundation,
dated 1-15-20 and 1-21-20
4. Comment 4, Proof of Ownership, 10 pages, prepared by Alden Foundation, dated 1-7-20
5. Comment 5, Beneficiary Interests, 1 page, prepared by Alden Foundation, dated 1-7-20
6. Comment 6, Solar Investigation, 7 pages, prepared by Alden Foundation, dated 1-8-20
7. Comment 20, DuPage Traffic Impact Fee, 4 pages, prepared by DuPage County Div. of
Transportation, dated 1-14-20
8. Bike Rack Cut Sheet, 3 pages, prepared by Alden Design Group, undated, submitted 1-21-20
9. Cover Letter, 17 pages, prepared by Alden Design Group, dated 1-20-20
10. Engineers Opinion of Probable Costs, 3 pages, prepared by Alden Design Group, dated 1-13-20
11. Final Engineering Combined, 18 sheets, prepared by Engineering Resource Associates, dated 123-20
12. IDOT Initial Approval Letter, 2 pages, prepared by Illinois Dept. of Transportation, dated 5-20-19
13. Landscape Construction Cost Estimate, 4 pages, prepared by Alden Design Group, dated 1-14-20
14. Landscape Plan, 7 sheets, prepared by Ives Ryan Group, Inc., dated 1-2-19
15. Modular Retaining Wall Example, 39 pages, prepared by Highland Engineering, P.C., dated 8-2616
16. Photometric Layout, 1 sheet, prepared by PG Enlighten, dated 1-20-20
17. Plat of Subdivision, 2 sheets, prepared by Edward J. Molloy & Associates, dated 1-9-20
18. Site Electrical Plan, 2 sheets, prepared by WT Group, dated 1-14-20
19. Stormwater Permit Submittal, 59 pages, prepared by Engineering Resource Associates, dated 110-20
20. Tree Removal and Preservation Plan, 1 sheet, prepared by Ives Ryan Group, Inc., dated 1-14-20
21. Report of Soil Investigation, 18 pages, prepared by Illinois Drilling & Testing Co., Inc., dated 6-1419
22. Traffic Impact Study, 54 pages, prepared by KLOA, Inc., dated 5-15-19
23. Fixture Unit Schedule, 1 page, undated, submitted 10-18-19
24. Delivery Truck Auto-Turn Exhibit, 1 sheet, prepared by Alden Design Group, Inc., dated 10-14-19
25. Fire Truck Auto-Turn Exhibit, 1 sheet, prepared by Alden Design Group, Inc., dated 10-14-19
26. Trash Truck Auto-Turn Exhibit, 1 sheet, prepared by Alden Design Group, Inc., dated 10-14-19
27. DuPage County Stormwater Permit Application Form, 4 pages, prepared by The Alden
Foundation, dated 10-21-19
28. Building Elevations, 1 sheet, prepared by Alden Design Group, dated 5-9-19

Batavia Rd Alden Horizon Senior Living Nov06

EXHIBIT B
~`

1`

`

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: November 6, 2019
TO: The Alden Foundation
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, Development Director E-mail rmentzer@warrenville.il.us
CC: Natalia Domovessova – Senior Planner E-mail Nataliad@warrenville.il.us
CC
Dale Engebretson – Code Official 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:

RE:

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

City Permit #n/a
Final PUD
Invoice #FP19-103 (Alden Foundation) payment of invoice due upon receipt

( X) Approved after all parties are in agreement to comply with items listed in this
review. (sign below and return)
( ) 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.

N:\Development Proposal Review and follow up\Alden Senior Living\Final PUD\Fire District review\Batavia Rd Alden Horizon
Senior Living Nov06.docx
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Fire Inspector's Review:
1. Page C-3.0, the proposed East side Emergency Entrance from Butterfield road, signage
Shall read “Do Not Enter Emergency Fire Lane Only”
2. Page C-4.0, existing fire hydrant on existing waterman on Batavia road must remain.
3. Fire Apparatus access road Shall be in place at time of construction, IFC 2015, section
507.1, 507.3, 3312.1, 3313.1 IBC 2015.
4. Fire Protection Water Supplies must be provided prior to any construction materials
arriving on site, IFC 2015 507.1, 507.3, 3312.1, IBC 2015, 3313.1
5. NFPA 24, Private Fire Protection Water Mains, the Warrenville Fire Protection District
(WFPD) Shall receive a witnessed and signed copy of the Contractors Underground
Fill, Flush, and Hydrotest, signed and witnessed by the City of Warrenville’s “Fire
Code Official” prior to any review, or acceptance testing of any kind of the Automatic
Fire Sprinkler System.
6. 5” Storz FDC fitting, with a 30 degree flange is required for FDC device, WFPD Code
Amendment 18-04
7. Fire Hydrant specific for FDC, (IFC 2015 507.5.1.1 and WFPD code amendment 18-04
requires no more than 50’distance from FDC.
8. Clearance around all fire hydrants Shall be 3’ minimum, IFC 2015 507.5.5.
9. All newly installed fire hydrants, once operational for firefighting usage, must be facing
the street side for firefighting use.
10. Grass Crete Fire Lane entrance from Butterflied road, Shall not fall less than 18’ in
width at any point, and be maintained for all weather use, for emergency access.
11. No parking must be marked with proper signage and enforced, in front of the FDC.
12. Please provide the exact FDC location on the buildings West Side, as its location has
not been supplied or shown on elevations page A-4c.
Any questions - please contact Fire Marshal Lee Westrom or Assistant Fire Marshal Carl
Voda – 630-393-2175

WFPD serves as a third party contractor to the City of Warrenville. The City reserves the
right to accept or reject the recommendations of this plan review.
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
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: ________________
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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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EXHIBIT C
JAMES J. BENES AND ASSOCIATES, INC.
1011 Warrenville Road  Suite 420
Lisle, Illinois 60532
Tel. (630) 719-7570

MEMORANDUM
Date: February 12, 2020
To:

Michael Bailey
ADG Design

From: Kristine Hocking, P.E., CFM Lynn Kroll, P.E., CFM
Senior Civil Engineer
Project Engineer
City of Warrenville
James J. Benes

Dan Schoenberg, P.E.
Project Engineer
James J. Benes

Valerie Jakobi, CPESC
Senior Ecologist
Bollinger Environmental
Re:

Alden Horizon Senior Living
Illinois Route 56 and Batavia Road
Final Engineering Plan Review #2
Benes Project No. 632.770 – SWM #19-32-0021

The proposed development will be constructed on an existing 3.93 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
regulatory floodplain. The site is proposed to be subdivided into two lots. The proposal
includes the construction of a 26,018 square foot (building area), 3 story senior living center
with 71 dwelling units and 71 parking spaces on Lot 1. Lot 2 will include the West Branch
DuPage River regulatory floodplain. No development is proposed within floodplain.
Stormwater detention storage is not required.
At your request we have reviewed the following preliminary documents:
1. Plat of Subdivision dated January 9, 2020 and prepared by Edward J. Molloy &
Associates
2. Final Engineering Plans (18 sheets) dated January 23, 2020 and prepared by
Engineering Resource Associates of Warrenville, Illinois and Alden Design
Group, Inc. (ADG) of Chicago, Illinois
3. Site Photometric Plan (1 sheet) prepared by PG Enlighten and dated January
20, 2020
4. Site Electrical Plan (2 sheets) prepared by WT Group of Hoffman Estates, Illinois
and dated January 14, 2020
5. Landscape Plan (8 sheets) prepared by Ives/Ryan Group, Inc. (IRG) of
Lombard, Illinois and dated January 14, 2020
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6. Stormwater Permit Submittal / Tabular Report prepared by Engineering
Resource Associates and dated January 10, 2020
7. Engineering and Landscape Opinion of Construction Costs, prepared by Alden
Design Group, dated January 13 & 14, 2020.
ENGINEERING SUMMARY
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. The emergency access is now a right-in-right-out (RIRO) access onto
Butterfield Road, gated at the parking lot and an improvement over the previous submittal.
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.
PARKING: The submittal calls for 56 one-bedroom units, 15 two-bedroom units and 2 full
time staff. According to Table 5D of the Zoning Ordinance, this development would require
159 parking spaces. A total of 71 spaces are proposed or one space per dwelling unit. See
staff report for further comments.
PERMITS: The site proposed disturbed area will be 2.28 acres, so a City of Warrenville
Stormwater and Flood Plain Certification is required. An Illinois Department of
Transportation (IDOT) permit will be required for the 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.
STORMWATER DETENTION: The site (existing parcels 1-4) currently contains two
houses and asphalt and concrete pavement. In addition, the site previously contained a
house on parcel 1 which was removed in 2012. The site existing impervious area is
27,055 square feet and the proposed impervious area is 50,055 square feet. The net
increase in impervious area is 23,000 square feet. The proposed development will not
result in greater than 25,000 square feet of increase in impervious area. In accordance
with Section 15-72.A of the DuPage County Stormwater and Floodplain Ordinance
(DCSFPO), site runoff storage (stormwater detention) is not required. 15,240 square feet
of permeable paver surface is proposed at the northeast parking lot.
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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
Environmental Protection Agency (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.
Per Section 15-64 of the DCSFPO, PCBMPs shall provide volume control calculated as
the New Impervious Area of 50,055 square feet multiplied by 1.25” rainfall event which
yields 5,214 cubic feet of BMP storage required. The proposed dry well should be
expanded to meet this requirement.
SPECIAL MANAGEMENT AREAS: Per the 2019 FEMA FIRM panel 17043C0133J 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 709.50 and is
located at least 90 feet from the regulatory floodplain. The proposed Lot 1 which will
contain the development will not include the floodplain. The regulatory floodplain will be
on Lot 2.
Existing asphalt pavement removal and possible retaining wall construction will include
work within the regulatory floodplain but outside of the regulatory floodway. No permanent
fill or increase in ground elevation is proposed within the regulatory floodplain
The site contains wetlands and waters of DuPage County. The development proposed to
stay outside any wetlands, wetland buffers, waters, waterway buffers, and riparian buffers.
However existing broken asphalt pavement is proposed for removal within the wetland and
riparian buffer.
A buffer of 50 feet area is required for the existing wetland. The existing asphalt and
impervious area is not considered buffer. Impacts to the buffer or wetlands are not proposed,
however any incidental impacts to the buffer to remove the asphalt may require buffer
mitigation and monitoring.
WATER DISTRIBUTION: The Final Engineering Plans show an existing 8 inch watermain
along the north side of Batavia Road. An 8 inch watermain loop is proposed around the
building with two connections to the existing 8 inch Batavia Road watermain. The

 Page 3

Final Engineering Review #2
Alden Senior Living
Illinois Route 56 and Batavia Road
February 12, 2020

proposed 8 inch watermain loop is required to be owned and maintained by the City of
Warrenville.
SANITARY SEWER: The Final Engineering Plan shows an existing 8 inch sanitary sewer
main along the south side of Batavia Road. There are three existing sanitary sewer service
connections to the development site shown on the existing condition plan which should be
verified. The three service connections are proposed to be removed and plugged. One
sanitary sewer connection is proposed approximately 300 feet west of Butterfield Road.
SITE LIGHTING: The parking lot can be considered a medium activity level per Section 9.1
of the Zoning Ordinance. The minimum illumination at any point, the minimum and maximum
average and the average/minimum uniformity comply. Mounting heights comply code. Three
decorative light poles have been provided along the bike path on Batavia Road.
REVIEW COMMENTS
Plat of Subdivision The Plat of Subdivision has been stamped “APPROVED WITH
CONDITIONS”. Once approved, a Mylar should be provided to the City with Owner and
Engineer signatures.
1. Add “Final Plat of Subdivision” to the title of the Plat.
Final Engineering Plans The Final Engineering Plans have been stamped “APPROVED
WITH CONDITIONS” and should be revised and resubmitted to address the following
comments during the Site Permit process:
1. Enlarge the note regarding the tree preservation plan and place a box around it
to emphasize.
2. Delineate and label the regulatory floodway on plan sheets C3.0.
3. The Geometric Plan C-3.0 should specify 2’ from the edge of the sidewalk curb to
the front of the wheel stops to ensure 5’ of sidewalk width is provided.
4. Remove the “protect existing pavement” note on C3.0 since the edge will include
a pavement patch. Add a width of the patch.
5. At the north end of the curb, transition from the full head of curb of 6” to 0”, 2’
further north from the property line. Curb should be installed first than pavement
patched around the limits of the curb so that the pavement/shoulder ties into the
curb. Add this note and also add to coordinate with Public Works during
construction.
6. The proposed decorative path lighting along Batavia Road should be placed on
the private (northeast) side of the path.
7. C4.0 – Replace all 2 watermain and 1 water service callouts from “DIP Watermain”
to “PVC C-900 Watermain”
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8. On the Grading Plan C-5.0, label the overland flow route through the site and
towards the PCBMP structure per the TAB 2 narrative. Where will the 100-year
overflow from the permeable paver parking lot area outlet or overtop?
9. Add grades to the proposed Batavia Road curb and gutter. Will the Batavia Road
C&G drain to the parking lot or continue towards the north/northwest?
10. The IAC does not require detectable warnings for non-transportation sites like
private parking lots. Furthermore, the detectable warnings at the ADA spots could
make it challenging for wheelchair turning movements. If detectable warnings are
placed, place them at the bottom of the ramps near the parking spaces. Instead
of depressed curb for these spaces, use a flat ‘ribbon curb’.
11. Change the cross slopes of the sidewalk in the parking lot and along the bike path
to be a 1.5% slope to allow for construction tolerances. Add more grades at all
turning spaces along the sidewalk and path to ensure the 1.5% cross slope in all
directions.
12. The Permeable Paver Detail should correlate with the Utility Plan and show a 4”
PVC underdrain.
13. The impervious area has increased since the last submittal. The updated required
BMP volume is 5,214 CF. The calculations state that the provided BMP depth is
5.3’. Since the Dry Well BMP is sloped, the average bottom elevation is 701.30
per the Dry Well Detail on C-12.0. The top of weir elevation is 706.30. Therefore,
the actual provided BMP depth is 706.30 – 701.30 = 5.0’. The provided BMP
storage volume is 76’ x 37’ x 5.0’ x 0.36 = 5,062 CF which is slightly less than the
5,214 CF required. The BMP needs to account for the sloped bottom. A solution
would be to lower the upstream end of the BMP to 701.0.
14. The Proposed Rock Outlet Protection at the retaining wall references a detail but
the detail not provided.
15. Update the Autoturn and Landscaping plans to match the revised geometry of the
emergency access road off Route 56. Design will be as directed by IDOT.
16. As a reminder, the retaining wall design should be submitted during permit review
and stamped and sealed by a Structural Engineer. Wall design should
incorporate the 4” PVC underdrains that drain the permeable paver parking area.
17. Add the existing floodplain elevation to the cross section of the permeable paver
parking lot in the details sheet.
18. Based on the plans, it appears that wetland, wetland buffers, waters, waterway
buffers, and riparian buffers will not be permanently impacted by the proposed
development. Please discuss the temporary and/or permanent impacts to the
wetland and riparian buffer from the asphalt removal. It is noted that an IDOT
Class 4 seed mix will be planted in the disturbed buffer areas. The response letter
letter prepared by ADG dated 1/20/20 stated that there will be no temporary
impacts to the buffer. However, if temporary impacts do occur within the buffer,
the area shall be restored and reseeded using a native seed mix. Depending on
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the amount of temporary impact, maintenance and monitoring may be required
after construction at the discretion of the City.
19. A USFWS Consultation was conducted and is included in the submittal. It states
that the Northern long-nosed bat (Myotis septentrionalis) has potential habitat on
the site. The response letter prepared by ADG dated 1/20/20 stated that tree
removal will occur prior to June 1st to avoid maternity roost trees. In addition,
IDNR commented in a letter dated January 31, 2019 that Kirtland’s snake
(Clonophis kirtlandii) has been noted in the vicinity of the project. IDNR listed
recommendations for protecting this species which includes a separate tree
removal time frame. Please respond about what the project will do to meet the
recommendations of IDNR and provide a schedule of a tree removal to the City
that meets the recommendations of both USFWS and IDNR in regards to each of
their species of concern.
Site Photometric Plan and Site Electrical Plan The Site Photometric Plan and Site
Electrical Plan has been stamped “APPROVED WITH CONDITIONS” and should be
revised and resubmitted to address the following comments during the Site Permit
process:
1. The proposed decorative path lighting along Batavia Road should be placed on
the private (northeast) side of the path.
Landscape Plan See Staff Report for comments.
Stormwater Permit Submittal / Tabular Report The Stormwater Permit Submittal /
Tabular Report has been stamped “APPROVED WITH CONDITIONS” and should be
revised and resubmitted to address the following comments during the Site Permit
process:
1. The TAB 2 narrative states that the proposed 24” pipe downstream of the BMP is
sized for the 100-year event. The 100-year calculation for this pipe should then
be included in the TAB 2.
2. Explain how the permeable paver parking area will handle the 100-year event.
Where is the overflow?
Fees – Required Prior to Recording of Plat
1.

Stormwater Management Review Fee: $6,000 is required per City code section 85-3. This has been paid.

2.

Stormwater Inspection Fee: $500 plus 2.5% of EOPCC for Public Improvements
(Stormwater Management & Erosion Control): $3,693.38

3.

Final Engineering Review and Inspection: Based upon the EOPCC for Public
Improvements (Non-Stormwater Management/Erosion Control): $14,820.03
Development Security: 110% of the total EOPCC for Public and Stormwater
Improvements. This can be a cash bond, Letter of Credit, or a Performance and
Payment Surety Bond. LOC and Bond templates can be provided by the City.
These drafts must be reviewed by the City prior to execution. $524,085.65
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EXHIBIT D

Urban Forest Management, Inc.

February 12, 2020
Mr. Ron Mentzer
Director of Community and Economic Development
City of Warrenville
3S258 Manning Avenue
Warrenville, IL 60555
RE:

Alden Horizon Warrenville Senior Living
Final Engineering Plans
Review #1

Dear Mr. Mentzer:
As requested, I have reviewed the FINAL ENGINEERING PLANS dated JANUARY 23, 2020 and prepared by
Engineering Resource Associates. The following comments summarize my review:
1. Sheet TP-1 for the TREE REMOVAL & PRESERVATION PLAN dated 12/19/18 and last submitted
01/14/20 included a tree inventory listing for 288 trees (tag numbers 162-450), indicating tag
number, size and type. Of the trees inventoried, one hundred fifty-one (151) do not include
species identification; they are shown as ‘deciduous’, ‘conifer’, or ‘dead’. Aside from the trees
identified as ‘dead’, no other condition information was included in the inventory listing. There
are 79 trees shown in bold type in the inventory listing, indicating these trees are proposed to
be saved. Because condition information is not included, it is difficult to determine if the tree
preservation efforts are being concentrated on healthy trees, or what remedial efforts might be
best applied.
2. Many of the existing trees along the northwest property line are going to be significantly
damaged by implementing the proposed Engineering Plan. Seventeen trees are shown to be
saved along the northwest property line. The trees in the first 260 feet of the northwest
property line are now going to exist in a space of 25 feet from the property line to the back of
the proposed curb. The diameter of six of these trees are 40”, 40” 36”, 36”, 40” and 30”; the
impact to the critical root zones of these trees in particular will be significant and the degree of
probable root loss could create long-term survivability and/or stability issues.
The existing trees that are in the last 120 feet of the northwest property line up to the
Temporary Construction Easement limits have significant critical root zone impact as currently
drawn on the proposed engineering plan. The width of the space up to the Temporary
Construction Easement to construct these walls varies from 10’ to 40’. In addition to the curb,
additional impacts to the critical root zones of the trees in this area include the placement of
PVC pipe, manholes, the location of the end of the pipe and the T-shaped rock outlet for
stormwater flow control.

960 Route 22, Suite 207

Fox River Grove, Illinois 60021

847-516-9708

FAX 847-516-9716

Mr. Ron Mentzer
City of Warrenville
RE: Alden Horizon Warrenville Senior Living – Final Engineering Plans – Review #1
February 12, 2020
Page 2 of 2

The Engineering Plan also includes 3 proposed street lights and the associated electric lines to
be installed which will create additional root zone impacts for the entire length of the northwest
property line.
3. The Tree Removal and Tree Preservation plan should be modified to minimize the damage to
the trees along the northwest property line. The plan should provide for the protection of the
trees intended to be preserved from any proposed tree removal activities, the demolition of
existing structures, grading, and the loss of roots from the implementation of the revised
Engineering Plan. The tree protection plan should be prepared by a Certified Forester or a
Certified Arborist to determine a need for root pruning, crown pruning, treatments such as
Cambistat, implementing a maintenance plan for impacted trees, and making the decision if a
tree cannot be saved.
4. Sheet L-1 is the FOUNDATION LANDSCAPE PLAN dated 10/02/19 and last submitted 10/14/20.
The trees to be saved are shown on this plan. It does not explain how each tree will be
protected and saved along the northwest property line or along the Temporary18’ and 40’
Construction Easements. Corresponding tag numbers for existing trees included in the tree
inventory are not shown on this plan sheet.
5. There are 6 trees of quality species (210, 211, 212, 232, 233, & 311) in the Temporary
Construction Easement along the rear parking area. The trees should be revisited to verify the
health of the trees. If they are healthy a plan to protect them should be made. The rear parking
lot on the Foundation Landscape Plan shows two water collection lines. One line discharges the
water directly into trees 232 and 233 and one is about 20’ away from the two trees. Sheet L-7
shows the Snow Storage Plan storage on top of the two water lines. The salt and melting snow
will end up on trees 232 and 233.
6. Sheet L-5 of the FOUNDATION LANDSCAPE PLAN includes the planting of DECIDUOUS TREES and
EVERGREEN TREES. Both types of trees are not using wire baskets. If any of these trees show
up with full wire baskets the entire wire basket should be removed or cut down to a half size.
7. The final documents should include an as-built landscape plan for inspection and record keeping
purposes. A landscape maintenance plan should also be provided along with a commitment to
remove and replace dead, dying, and not acceptable plants in a timely manner.
Sincerely,
URBAN FOREST MANAGEMENT, INC.

Charles A. Stewart, SAF CF-106
Vice-President

