VILLAGE OF DOWNERS GROVE

ITEM RES 00-02251

REPORT FOR THE VILLAGE COUNCIL MEETING

FEBRUARY 20, 2006 AGENDA

SUBJECT:

TYPE:

SUBMITTED BY:

v Resolution

Resolution — Final Plat of Ordinance

Subdivision with Exceptions for Motion David Fieldman

Nelson Meadow Discussion Only Deputy Village Manager
SYNOPSIS

A Resolution has been prepared to approve the Final Plat of Subdivision of the 4.8 acre property located on
the east side of Brookbank Road, north of Jefferson Avenue and west of Carpenter Street into 11 single
family residentia lots. The subdivision includes five (5) exceptions to the Subdivision Code. The
recommended Resolution includes a number of changes to the final plat that are not supported by the Plan
Commission or the petitioner, Andersen Development.

FISCAL IMPACT
N/A.

UPDATE & RECOMMENDATION

This item was discussed at the February 14, 2006 Village Council Workshop.

Based upon consideration of the comments of the petitioner, residents and Village Council, staff and the
developer have worked together to prepare a Resolution and subdivision improvement agreement to

specifically provide for the following:

The Plan Commission resolution is also included for Council’ s consideration.

In regard to the extension of off-site sidewalks along Carpenter and Brookbank to connect to the
proposed development, Council will need to take action as a part of the FY 2006-2007 budget process to
authorize these improvements. Staff will include the necessary actions as a part of the February 25,
2006, budget workshop. Final approval would be presented with the budget approval on April 4, 2006.

Approval of ahouse on Lot 8 with private responsibility for maintenance detention basin as a part of
lot, subject to Village approval of landscaping plan for basin and building plans of the house.

70" ROW on the Nelson Court cul de sac stem

32’ front yard set backs for the lots fronting on Carpenter and Brookbank via developer covenant

Exceptions to permit 66 ROW on Brookbank and Carpenter

Require installation of sidewalk only by developer on Carpenter
A minimum 10 day rotification to property owner Cronin of construction of concrete driveway

approach with maximum of five days to complete the drive.

Village Forester approval of protection activities for privately owned trees that are adjacent to south
lot line, immediately west of Carpenter.
Village Forester approval of the removal of the trees in the Brookbank ROW.




B ACKGROUND

The subject property is approximately 4.8 acres and is located on the east side of Brookbank Road, north of
Jefferson Avenue and west of Carpenter Street. The petitioner is seeking Final Plat Approval with
Exceptions to allow an eleven (11) lot residential subdivision. The proposed Final Plat of Subdivision
depicts the dedication and construction of a new cul-de-sac street, Nelson Court, stemming north from
Jefferson Avenue.

The siteis zoned R-3 Single Family Residence. The Future Land Use Plan designates the subject property as
Residential at 0-6 dwelling units per acre. The proposal is consistent with the existing Future Land Use designation.
The proposed eleven (11) residences would constitute an effective density of 2.3 dwelling units per acre, aso
consistent with the Future Land Use designation. The lot dimensions and sizes are listed below:

PC 25-05 Nelson M eadow Subdivision

Zoning R-3 Single Family
Size 4.8 Acres

Number of Lots 11

Density 2.3 d.u./acre
Maximum Lot Size 33,578 «. ft. (Lot 8)
Minimum Lot Size 10,500 «q. ft.
Average Lot Size 15,682 0. ft.
Average Lot Width 94 feet

Average Lot Depth 152 feet

The petitioner is requesting the following exceptions. All are supported by staff:

0 Brookbark Road to alow right-of-way width of sixty-six (66) feet, where seventy (70) are
feet required,

0 Carpenter Street to alow right-of-way width of sixty-six (66) feet, where seventy (70) are
feet required,

0 Proposed Nelson Court to alow right-of-way width of sixty-six (66) feet, where seventy (70)
arefeet required.

o0 To not provide asidewalk over portions of Lots 8, 9, 10, and 11 along the west side of
Carpenter Street. To not provide street lights along Carpenter Street.

o To not widen the pavement or provide curb and gutter along Carpenter Street.

Severa outstanding issues remain for this petition. They are:

1. Sormwater Detention Basin Design Issues:

0 Proposed grading — the existing gentle slope of the property would be replaced with a
relatively severe dope at the edges of the detention area.

0 Large retaining wall — the proposed grading would require a large retaining wall
aong the south side of the basin. The wall would be seven (7) feet tall at its tallest
point.

0 Proximity of the propose house on Lot 8 — the plans indicate that the proposed
building pad for Lot 8 would be immediately adjacent to the detention area. The
proposed grade change would be substantia (approximately 25%) in the area
immediately south of the proposed building pad. Please note that building pad is
only on the plan for illustrative purposes.



Staff is concerned that the petitioner’s proposal to locate a house and the detention area on
the same lot would lead to excessive grading. Staff believes it a more appropriate design (e.g.
less-severe grade change) can be achieved by separating the detention basin from a buildable
lot.

2. Sormwater Detention Basin Maintenance: The plans indicate the basin on Lot 8 would be
owned and maintained by this property’s owner. The petitioner is proposing to grant a
stormwater easement to the owner of Lot 8. Staff is concerned that the owner of Lot 8 may
not have the expertise or resources to maintain a basin that serves the entire subdivision. Staff
is experiencing enforcement issues with similar situations and believes a common ownership
arrangement is more appropriate for the maintenance of private stormwater structures.

3. Treesalong the South Property Line:

0 Location of trees - there are eleven (11) black walnut trees near the south property
line on the neighbor’s property. The trees range from seventeen (17) feet to four (4)
feet, with the mgjority within six (6) feet, from the petitioner’ s property.

o Construction activities — site development and construction activities including
grading and excavation for the proposed detention basin and retaining wall would
take place near the south property line. Neighbors are concerned that these activities
may negatively impact the existing trees. The Village Forester has reviewed the plans
and feels that the trees would be sufficiently protected from construction activities
and would survive the development of the property.

0 Water main — the petitioner is proposing to place an eight (8) inch water main under
the center of the walking path (3.5 feet north of the south property line). According
to the plans, the petitioner is proposing to move the main approximately two (2) feet
to the north to minimize the potential impact on the adjacent trees.

4. The neighbors also have concerns about the overall construction activities. Staff would hold
a pre-development meeting with the devel oper to address these concerns.

The Plan Commission considered the project on December 12, 2005 and unanimously recommended approval
of the proposed plat of subdivision with exceptions subject to the conditions as outlined in the aternate
resolution of which a copy is attached The Plan Commission differed from staff’s recommendation with
regard to Lot 8. The Commission recommended approva of the subdivison with the condition hat a
homeowners association is created to maintain the detention easement on Lot 8.

Staff recommends that the petitioner execute the attached Subdivision Improvement Agreement. This
document would contractually bind the petitioner to install the required public improvements, conform to
Village Code and adhere to all of the conditions of approval. During the summer of 2005, the petitioner
installed a silt fence around the perimeter of the property. Thisfence is not permitted by Village Code. Staff
requested that the petitioner remove the fence. The petitioner refused to remove the fence and was issued a
citation and notice to appear in court. The petitioner requested and received a continuance to the March
court date. Staff is concerned about the petitioner’ s refusal to adhere to Code requirements and failure to
follow staff direction. This behavior is one of the reasons staff is requesting that the petitioner execute the
attached subdivision improvement agreement. The execution of the agreement would also reduce the
likelihood that the devel oper would misinterpret or misunderstand the conditions of the Council’ s approval.



VILLAGE OF DOWNERS GROVE

COUNCIL ACTION SUMMARY

INITIATED: Applicant DATE: February 20, 2006
RECOMMENDATION FROM: Plan Commission FILE REF:___ PC-25-05
NATURE OF ACTION: STEPSNEEDED TO IMPLEMENT ACTION:
RESOLUTION Motion to adopt "A RESOLUTION APPROVING THE

FINAL PLAT OF SUBDIVISION FOR THE NELSON
MEADOWS SUBDIVISION WITH EXCEPTIONS', as
presented.

SUMMARY OF ITEM:

At their meeting of December 12, 2005, the Plan Commission recommended approval of the Fina
Plat of subdivision for the Nelson Meadows Subdivision with exceptions.

RECORD OF ACTION TAKEN:

1\wpB8\cas.06\FP-NelsonMeadows



Nelson Meadow - FP w/ Exceptions
PC-25-05

RESOLUTION

A RESOLUTION APPROVING THE FINAL PLAT
OF SUBDIVISION FOR THE
NELSON MEADOW SUBDIVISION WITH EXCEPTIONS

WHEREAS, application has been made pursuant to the provisions of Chapter 20 of the Downers Grove
Municipa Code for Final Plat of Subdivision approval for the Nelson Meadow Subdivision, located on the east
side of Brookbank Road, north of Jefferson Avenue and west of Carpenter Street, Downers Grove, lllinois, legally
described asfollows:

Lot 52 in Branigar Brothers' in Downers Grove Farms, being a subdivision in Sections 17 and
18, Township 38 North, Range 11 East of the Third Principal Meridian, in DuPage County,
[llinois.

Commonly known as 5737 Brookbank, Downers Grove, IL (PIN 09-17-108-015)

WHEREAS, Exceptions have been requested pursuant to Section 20-602 of the Downers Grove
Municipa Code to permit the following:

a) An Exception from Chapter 20, Subdivision Ordinance, Section 20-303(d)(3), Street Widths to alow
right of way exceptions for:

() Brookbank Road to alow right-of-way width less than the required seventy (70) feet.

(i) Carpenter Street to alow right-of-way width less than the required seventy (70) feet.

(iii) Proposed Nelson Court to allow right-of-way width less than the required seventy (70) feet.

b) An exception from Chapter 20, Subdivision Ordinance, Section 20-401, Required Public
I mprovements to not provide a sidewalk over portions of Lots 8, 9, 10, and 11 along the west side of Carpenter
Street.

c) An exception from Chapter 20, Subdivision Ordinance, Section 20-401, Required Public
Improvements to not provide street lights along Carpenter Street.

d) An exception from Chapter 20, Subdivision Ordinance, Section 20-401, Required Public
Improvements to not widen the pavement or provide curb and gutter along Carpenter Street.

WHEREAS, notice has been given and hearings held on September 12, October 3 and December 12,
2005 regarding this plat application pursuant to the requirements of the Downers Grove Municipa Code; and,

WHEREAS, the Plan Commission has recommended approval of the Final Plat of Subdivision for the
Nelson Meadow Subdivision with Exceptions as requested, subject to certain conditions.

NOW, THEREFORE, BE IT RESOLVED by the Village Council of the Village of Downers Grove that
the Final Plat of Subdivision for the Nelson Meadow Subdivision, be and is hereby approved subject to the
following conditions:

1 Seven (7) sets of arevised Final Plat of Subdivision and Engineering Plans shall be submitted to the
Department of Planning & Community Development with the following modifications:

a Lot 8 shall include the detention areaand aresidentia structure.

b. Installation of a public sidewalk on the west side of Carpenter Street adjacent to Lots 8, 9, 10,
and 11.



C. The proposed eight (8) inch water main along the south property line shall be modified to
minimize negative impacts to the trees on the adjacent property. Appropriate preservation
measures shall be utilized to ensure the long-term health of the trees.

d. A photometric plan with street lights on Carpenter Street shall be provided indicating light levels.

e Indicate where the new parkway trees will be planted or indicate that the planting will be done by
the Village of Downers Grove.

f. Compliance with all other technical issues outlined in the Public Works memorandum dated
October 28, 2005.

The requested exception from Chapter 20, Subdivision Control Ordinance, Section 20-303(d)(3), to alow
right-of-way exceptions for proposed Nelson Court to alow right-of-way width less than the required
seventy (70) feet is denied.

Compliance with al Fire Prevention Division requirements and conditions as outlined in their
memorandum dated August 23, 2005; and

Payments of School and Park District donations of $11,091.08 to District 58; $6,897.60 to District 99
and $22,708.01 to the Park District (grand total of $40,696.69) payable to the Village of Downers Grove;

and

The Petitioner shall enter into a Subdivision Improvement Agreement, a copy of which is attached hereto
prior to any site development activities.

Any changes to the conditions represented by the petitioner as the basis for this petition, whether those
changes occur prior to or after Village approval, shall be promptly reported to the Village. Changes may

require additional review of the subdivision and/or exceptions, and

It is the petitioner’ s obligation to maintain compliance with all applicable Federal, State, County and
Village laws, ordinances, regulations, and policies.

BE IT FURTHER RESOLVED, that the Mayor and Village Clerk are authorized to sign the final plat.

BE IT FURTHER RESOLVED, that this resolution shall bein full force and effect from and after its

adoption in the manner provided by law.

Attest:

Mayor

Village Clerk

1\wpB8\res.06\FP-Nel sonM eadow-PC-25-05-Final



THIS INSTRUMENT PREPARED BY
AND RETURN TO:

THE ABOVE SPACE FOR RECORDER'S USE

VILLAGE OF DOWNERS GROVE
SUBDIVISION IMPROVEMENT AGREEMENT

THIS AGREEMENT is made and entered into this day of February, 2006, by and

between the VILLAGE OF DOWNERS GROVE, an lllinois municipal corporation ("Village"), Joel

Anderson ("Owner") and Joel Anderson Homes, Ltd ("Developer™).

WHEREAS, the Village is a body politic and corporate, duly organized and existing under
the laws of the State of Illinois; and

WHEREAS, the Village may exercise any power and perform any function pertaining to its
government by virtue of 65 ILCS 5/1-1 et seq.; and

WHEREAS, the Village is a home rule unit under subsection (a) of Section 6 of Article VII
of the Illinois Constitution and pursuant to said section, may exercise any power and perform any
function pertaining to its government and affairs for the protection of the health, safety, morals and
welfare; and

WHEREAS, the Owner is the fee simple title owner of the approximately 4.8 acres of real
estate located 5737 Brookbank Road (PIN 09-17-108-015 and described on Exhibit A, attached
hereto and made part hereof by this reference (the "Property”); and

WHEREAS, Joel Anderson Homes, Ltd. is the Developer of the project who shall be

responsible for subdividing the Property and installing all of the project improvements; and



WHEREAS, the Developer desires to subdivide and develop the Property and has
submitted to the Village a Final Plat of Subdivision with exceptions designated as the Nelson
Meadow Subdivision (the “Subdivision”); said Plat of Subdivision is on file in the Office of the
Village Clerk and is incorporated into this Subdivision Improvement Agreement (hereinafter
"Agreement") by this reference, as though fully set forth; and

WHEREAS, the Village is willing to approve the Final Plat of Subdivision provided that
this Agreement is signed in order to ensure the completion of certain Project Improvements and
compliance with certain other conditions and obligations, as defined herein, in accordance with the
Municipal Code of the Village ("Village Codes"), as a condition to the issuance of Building and
Occupancy Permits for any building to be constructed on the Property; and

WHEREAS, the definitions found in the Village Codes shall apply to the terms used in this
Agreement.

NOW, THEREFORE, in consideration of the foregoing preambles, Ten and 00/100 Dollars
($10.00), and other good and valuable consideration, the receipt of which is acknowledged, the
Village, Owner and Developer agree as follows:

1. INCORPORATION OF PREAMBLE.

The preamble is incorporated herein as if each and every one of its terms were set forth

herein.

2. INSTALLATION OF IMPROVEMENTS.

The Developer shall furnish at its ow n cost and expense all necessary materials, labor, and
equipment to complete the improvements required by the Village Codes. These improvements are
defined in the Village Subdivision Regulations (Chapter 20 of the Village Codes) and depicted in
the final engineering plans (Exhibit B) and may include some or all of the following improvements:
streets (public and private), traffic signals, traffic control devices, parking area(s), utilities,

sidewalks, street lighting, sanitary sewer system, storm sewers and storm water detention system,



water supply system, soil erosion and sedimentation control, tree preservation, common area
landscaping, and all other improvements identified in either the Village Codes or in the ordinances
approved by the Village Council n connection with the development (hereinafter collectively
designated, “Project Improvements™). All these Project Improvements shall be in accordance with
the standards, specifications and requirements of the Village. The Project Improvements are
indicated on Exhibit B attached hereto and made a part hereof which has been prepared by C.M.
Lavoie and Associates, Incorporated, dated February 16, 2005, last revision December 5, 2005, who
are registered professional engineers.

3. SECURITY FOR PROJECT IMPROVEMENTS.

Attached hereto as Exhibit C, is a complete cost estimate prepared by the project engineer,
for the construction of the Project Improvements described in Paragraph 2 hereof. Upon the
execution of this Agreement, the Developer will deposit with the office of the Village Engineer
good and sufficient security for the completion of the Project Improvements as set forth in Section
20.402 of the Subdivision Ordinance (“Security Instrument”).

4. RECORDATION OF PLAT.

Upon receipt of a fully executed copy of this Agreement and the Security Instrument
deemed acceptable to the Village, the Developer/Owner shall record this Agreement and the Final
Plat of Subdivision within ninety (90) days of Village Council approval

5. REDUCTION OF SECURITY.

Reduction of security shall be accomplished consistent with the requirements set forth in
the Village Codes.

6. VILLAGE ENGINEER'S APPROVAL.

All work related to the Project Improvements shall be subject to inspection and approval of
the Village Engineer, and his written approval thereof shall be a condition precedent to release of

or reduction of the Security Instrument. The approval provided for in this paragraph shall not



constitute final acceptance of any or all of the Project Improvements.

7. REIMBURSEMENT FOR COSTS.

The Developer shall pay to the Village all plan review, inspection and other fees, as
required by the Village Codes.

8. INSURANCE.

Prior to commencement of any work provided for herein, Developer and/or its contractor
shall furnish the Village with evidence of insurance providing for workmen's compensation and
employer's liability insurance, including occupational disease coverage and comprehensive
liability insurance to cover said work in the following amounts:

(@) Workmen's compensation (statutory limits);

(b) Employer’s liability (limits $1,000,000.00/$2,000,000.00) including liability for injury
or death of Village's employees;

(©) A minimum of Two Hundred Fifty Thousand and 00/100 Dollars ($250,000.00) for
injury to one person;

(d) A minimum of Five Hundred Thousand and 00/100 Dollars ($500,000.00) for injury
to more than one person; and

(e) A minimum of One Hundred Thousand and 00/100 Dollars ($100,000.00) for
property damage.

The above amounts being the minimum for each accident. Said certificates of insurance shall name
the Village as an additional insured with respect to construction of the Project Improvements
covered by this Agreement.

9. INDEMNIFICATION OF VILLAGE

The Developer hereby agrees, to the greatest extent permitted under Illinois law, to
indemnify and hold harmless the Village, its agents, servants, and employees, and each of them,
against all loss, damage, attorney's fees or expenses which they may sustain or become liable for on
account of injury or death of persons, or on account for damage to or destruction of property

resulting from the performance of work under this Agreement by the Developer or his contractors



or any employee or subcontractor of any of them, or by the Village, its agents, servants, or
employees, or due to the condition of the premises or other property of the Developer upon, about,
or in connection with which any work incident to the performance of the terms of this Agreement
is carried on except for any negligent or willful act or omission by the Village, its agents, servants,
employees or contractors.

10. PERFORMANCE GUARANTEE

The Developer for the Project Improvements herein specified guarantees that the
workmanship and material furnished under the specifications and used in said Project
Improvements will be furnished and performed in accordance with well-known, established
practice and standards recognized by engineers in the trade. All such Project Improvements shall
be new and of the best grade of their respective kinds for the purpose. All materials and
workmanship will be guaranteed by the Developer for a period of two (2) years from the date for
final acceptance by the Village (“Guarantee Period™).

There shall be retained by the Village, under the Security Instrument, an amount equal to
ten percent (10%) of the amount of the Security Instrument as a performance guarantee, as set forth
in Section 20.402 of the Subdivision Code.

The Developer shall make or cause to be made, at its own expense, any and all repairs
which may become necessary under and by virtue of this performance guarantee, and shall leave
the improvement in good and sound condition, satisfactory to the Village and the Village Engineer,
at the expiration of the Guarantee Period.

Further, if during said Guarantee Period, the improvement shall, in the opinion of the
Village Engineer or Village, require any repairs or renewal which, in his or its judgment are
necessitated by reason of settlement of foundation, structure, or backfill, or other defective
workmanship of materials, the Developer shall, upon notification by the Village Engineer or

Village of necessity for such repairs or renewals, make such repairs or renewals at its own cost and



expense. Should the Developer fail to make repairs or renewals within a reasonable time following
written notification, in each case taking into account winter weather conditions, thereof from the
Village, or fail to start working within thirty (30) days after such notification, the Village may cause
such work to be done, either by contract or otherwise, and the entire cost and expense thereof shall
be paid and deducted from the amount retained in the Security Instrument. Should such cost and
expense exceed the amount retained or remaining in the Security Instrument, the Developer shall
pay such amount of excess to the Village.

11. COMPLETION OF PROJECT IMPROVEMENTS.

(@ The Developer shall cause the Project Improvements to be completed within three
(3) years from the date hereof, or, in the alternative, maintain, extend, or substitute the Security
Instrument in the full amount provided therein, less any reductions theretofore from time to time
approved by the Village, until such time as said Project Improvements are completed. Streets,
trees and sidewalks shall be installed from time to time as buildings within the development are
completed, subject to winter weather conditions. Developer shall cause its engineers to correct
drawings to show work as actually constructed, and said engineers shall turn over original tracings
thereof to the Village as and for the Village's property. In the event Developer fails or refuses to
cause the extension or substitution of the Security Instrument to be delivered to the Village not less
than forty-five (45) days prior to said expiration date, the Village shall have the right, but not the
obligation to draw upon the Security Instrument then in force in accordance with the provisions
contained therein to complete said Project Improvements.

(b) Upon completion of any Project Improvement and, further, upon the submission to
the Village of a certificate from the engineering firm employed by the Developer stating that the
said Project Improvements have been completed in conformance with this Agreement, Village
ordinances, the final engineering plans and specifications relative thereto, and any applicable

Agreements and all state and federal laws and standards, the Village Engineer shall, within seven



(7) business days after the Village receives the aforesaid certification from the Developer’s engineer
either (i) recommend to the Village’s corporate authorities final acceptance of said Project
Improvement or (ii) designate in writing to Developer all corrections or alterations which shall be
required to obtain a recommendation of final acceptance of said Project Improvement, specifically
citing sections of the final engineering plans and specifications, the applicable ordinances or this
Agreement, any applicable Agreement or state or federal law or standard, relied upon by said
Village Engineer. Should the Village Engineer reject any Project Improvement, or any portion or
segment thereof, for a recommendation of final acceptance, the Developer shall cause to be made
to such Project Improvement such corrections or modifications as may be required by the Village
Engineer. The Developer shall cause the Project Improvements to be submitted and resubmitted as
herein provided until the Village Engineer shall recommend final acceptance of same to the
corporate authorities of the Village and the corporate authorities shall finally accept same. No
Project Improvement shall be deemed to be finally accepted until the corporate authorities shall, by
appropriate resolution, finally accept same.

Upon completion and as a condition of final acceptance by the Village, Developer agrees to
convey and transfer those improvements, which are deemed by the Village to be public
improvements to the Village by appropriate bill(s) of sale.

12. COMPLIANCE WITH LAWS AND ORDINANCES.

Notwithstanding this Agreement, in the event an existing valid ordinance of the Village
was overlooked at the date hereof, the Developer, upon notice from the Village, and prior to
acceptance of the Project Improvements, shall install or perform the improvement or work so
required unless otherwise provided in the documentation referenced in this Agreement; further,
any law or ordinance which shall be passed by the Village after the date of this Agreement, which
is a law or ordinance directed to life-safety consideration, shall apply to the Property as of the

effective date of said law or ordinance unless a building permit has been issued, in which case



work may be completed pursuant to that building permit. However, should the "life-safety"
ordinance contain a retroactive clause and an occupancy certificate has not been issued, the
building shall be brought into conformance with the retroactive ordinance. All future work for
which building permits have not been issued shall comply with said life-safety law or ordinance.

13. LIEN WAIVERS.

The Developer shall furnish the Village with a contractor's affidavit showing all
subcontractors and materialmen and lien waivers that all persons who have done work, or have
furnished materials under this Agreement, and are entitled to a lien therefor under any laws of the
State of Illinois, have been fully paid or are no longer entitled to such lien.

14, SIDEWALKS.

As part of the Subdivision, the Developer agrees to install sidewalk, in accordance with
Village standards, along Brookbank Street, Jefferson Street, Nelson Court and Carpenter Street
within the subdivision

15.  TREES.

The Developer shall submit and comply with a tree preservation plan indicating the
specific methods to be used to preserve and protect the existing black walnut trees located on the
adjacent property to the south. Said plan shall be prepared in consultation with a licensed arborist
and shall be reviewed and approved by the Village Forester. The Developer shall not be liable for
any damage to the trees so long as compliance with the tree preservation plan is adhered to.

The developer shall preserve, protect or remove the existing trees in the Brookbank Street
right-of-way as directed by the Village Forester.

16. DETENTION BASIN.

The Developer shall submit a detailed landscape plan for the retaining walls and grading of
the detention basin located on Lot 8 of the Subdivision. The plan shall be reviewed and approved

by the Village Forester. Upon approval of the landscape plan, the Developer shall adhere to the



terms and conditions of said plan.

17. BUILDING PLAN.

The Developer shall not build a structure upon Lot 8, until a Building Ran for such
structure has been reviewed and approved by the Village Manager. If the Village Manager fails to
approve a Building Han for Lot 8, the Developer shall have the option to appeal the Village
Manager’s decision to the Village Council for approval. It is expressly understood that the review
and approval of the Building Plan shall be limited to the proximity of the structure to the
detention basin and the grading adjacent to the foundation of the structure.

18. 1117 JEFFERSON STREET.

The Developer shall relocate and reconstruct the portion of the driveway located within the
existing right-of-way for the property located at 1117 Jefferson Street, as shown on the approved
engineering plans, attached hereto as exhibit B. The driveway shall be reconstructed with similar
materials as currently in place at the location. The Developer shall provide the property owners at
1117 Jefferson Street with a minimum of ten (10) days notice of the reconstruction activities. All
driveway reconstruction activities shall be completed within five (5) business days, excluding the
necessary concrete curing period. All necessary parkway restoration shall be competed within two
weeks, weather permitting. Developer shall perform all work in accordance with industry
standards and shall not be responsible for any damages that may occur as a result of the Owner’s
disregard of those standards.

19. WATERMAIN INSTALLATION:

The Developer shall install the watermain adjacent to the detention basin using trenchless
technology in a manner acceptable to the Village Engineer.

20. FRONT BUILDING LINE:

The Developer shall record a restrictive covenant requiring a minimum front yard setback

at thirty-two (32) feet for the properties fronting Carpenter Street and Brookbank Street. All other



setbacks shall comply with the Village Municipal Code.

21. OCCUPANCY PERMITS.

It is agreed that no final occupancy permits shall be issued for any building in said
subdivision until all Project Improvements required for such building by this Agreement, except
for final surface course of roads, sidewalks, and parkway trees have been completed. Parkway
trees for a subdivided lot shall be installed at the expense of Developer by the Village Forester.
Temporary occupancy permits may be issued prior to the completion of any of the Project
Improvements when deemed appropriate by the Village in accordance with applicable Village
Codes. However, a certificate of occupancy must be obtained within six (6) months from the date
of receipt of the temporary occupancy permit. Occupancy permits may be issued for model home
facilities used for construction and sale purposes only and not for regular residential habitation
prior to the completion of the improvements.

22. MAINTENANCE OF PROJECT IMPROVEMENTS.

The Developer shall be responsible for the maintenance of the Project Improvements until
such time as they are accepted by the corporate authorities of the Village. This maintenance shall
include routine maintenance as well as emergency maintenance such as sewer blockages and
water main breaks. If the Developer fails to maintain the Public Improvements, the Village shall
have the right, but not the duty, to undertake such maintenance. Developer hereby agrees to
reimburse the Village its costs for the performance of this maintenance or repair upon receipt of an
invoice from the Village setting forth said cost to the Village.

23. DAMAGE TO PROJECT IMPROVEMENTS.

Developer shall be responsible for any and all damage to the Project Improvements, which
may occur during the construction of the Project irrespective of whether the Project Improvements
damaged have or have not been finally accepted hereunder. Developer shall replace and repair

damage to the Project Improvements installed within, under or upon the Property resulting from



construction activities by Developer, its successors or assigns and its employees, agents,
contractors or subcontractors during the term of this Agreement, but shall not be deemed hereby to
have released any other party from liability or obligation in this regard. Developer shall have no
obligation with respect to damage resulting from ordinary use, wear and tear occurring after final
acceptance.

24. RELEASE OF SECURITY INSTRUMENT.

At the expiration of the Guaranty Period, the amount retained in the Security Instrument,
less any and all necessary expenses which have been incurred by the Village in connection with the
maintenance of the Project Improvement, other than the ordinary and usual care and maintenance
thereof for any improvement of such type and age, shall be released by the Village and the Security
Instrument shall be terminated.

25. VILLAGE REMEDIES.

(@) From and after the date on which the Village’s Engineer notifies the Developer, in
writing, that the Developer is in default of any of its obligations under this Agreement, the
Developer shall pay to the Village, upon demand, all of the Village’s fees, costs and expenses
incurred in enforcing the provisions of this Agreement against Developer, including, without
limitation, engineers’ and attorneys’ fees, costs and expenses, and if any litigation is instituted as
part of such enforcement, any court costs and filing fees in addition to the attorneys’ fees incurred
therein.

(b) The Village shall have the right to pursue any and all remedies at law or in equity
against the Developer and/Zor Owner, including, but not limited to drawing on the Security
Instrument, pursuing all remedies at law to recover all costs owed by the Developer, or an action
for specific performance of Developer’s obligations under this Agreement.

(c) The rights and remedies of the Village as provided herein, in the Village Codes

and/or in any agreements between the Village and Developer regarding the Subdivision, shall be



cumulative and concurrent, and may be pursued singularly, successively, or together, at the sole
discretion of the Village, and may be exercised as often as occasion thereof shall arise. Failure of
the Village, for any period of time or on more than one occasion, to exercise such rights and
remedies, shall not constitute a waiver of the right to exercise the same at any time thereafter or in
the event of any subsequent default. No act or omission of the Village, including specifically any
failure to exercise any right, remedy or recourse, shall be deemed to be a waiver or release of the
same; any such waiver or release shall be affected only through a written document executed by
the Village and then only to the extent specifically recited therein. A waiver or release with
reference to any one event shall not be construed as a waiver or release of any subsequent event or
as a bar to any subsequent exercise of the Village’s rights or remedies hereunder. Except as
otherwise specifically required, notice of the exercise of any right or remedy granted to the Village
is not required to be given.

26. BINDING EFFECT.

This Agreement shall be binding upon all parties, their successors, assigns, and grantees.

27. CONTINUITY OF OBLIGATIONS.

(@) This Agreement shall inure to the benefit of and shall be binding upon Developer's
and Owner's successors in title, and shall be binding upon the Village and the successor Corporate
Authorities of the Village and any successor municipality.

(b) Owner and Developer acknowledge and agree that the obligations assumed by
each of them under this Agreement shall be binding upon them respectively and any and all of
their respective heirs, successors, and assigns and the successor record owners and/or successor
Developers of all or any portion of the Property. For purposes of this section, Developer’s
obligations shall not be assumed by a purchaser of a single family home, townhome or
condominium who is a third party purchaser from owner and/or developer. To assure that such

heirs, successors, and assigns have notice of this Agreement and the obligations created by it,



Owner and Developer agree:

(i)

(i)

that this Agreement shall be recorded with the DuPage County Recorder of
Deeds;

to require, prior to the transfer of title to all or any portion of the Property,
the transferee of said portion of the Property to be bound by the provisions
of this Agreement pursuant to the execution of an Assignment and
Assumption Agreement (the "Assignment and Assumption Agreement”),
said Assignment and Assumption Agreement to be in a form substantially
in conformance with Exhibit F attached hereto and made a part hereof. The
Village agrees that upon a successor becoming bound to the personal
obligations created herein by execution of the Assignment and Assumption
Agreement, the personal liability of Owner and/or Developer or other
predecessor obligor under this Agreement shall be released to the extent of
the successor's interest in the Property. Owner agrees to notify the Village
in writing at least thirty (30) days prior to any date upon which Owner
transfers a legal or beneficial interest in any portion of the Property to a
transferee. Owner or any other predecessor obligor shall, not less than
seven (7) business days prior to the effective date of the Assignment and
Assumption Agreement becoming enforceable against the Village, provide
the Village with a fully executed copy of the hereinabove required
Assignment and Assumption Agreement by the transferee to be bound by
the provisions of this Agreement.  Security previously posted for
subdivision improvements by the Owner and/or Developer or other
predecessor obligor, shall not be released by the Village until a suitable
substitute is provided by the successor and is accepted in writing by the
Village. In the event any transferee or Owner or Developer requires proof
that a particular provision of this Agreement has been satisfied, the Village
agrees to issue a written statement as to which provisions of this
Agreement, if any, have been satisfied.

(©) All the terms and conditions of this Agreement shall constitute covenants running

with the land.

28. AMENDMENTS.

All amendments to this Agreement shall be in writing and approved by the Mayor and

Village Council. Village ordinance provisions in effect at the time of the request for amendment

shall apply, unless otherwise expressly specified.

29. COUNTERPARTS.

This Agreement may be executed in any number of counterparts, each of which shall be

deemed an original, and all of which, when taken together, shall constitute one Agreement.



30. GOVERNING LAW.

This Agreement shall be interpreted and construed in accordance with laws of the State of
llinois.

31. NOTICES.

All Notices hereunder shall be in writing and must be served either personally or by
registered or certified mail to:

€)] The Village at: Village Manager
Village of Downers Grove
801 Burlington Avenue
Downers Grove, lllinois 60515-4776;

(b) Developer at: Joel Anderson Homes, Ltd
c/0 James Russ, Esq.
Wiedel, Hudzik, Russ & Phillip
4915 Main Street
Downers Grove, IL 60515

(©) Owner at: Joel Anderson
c/0 James Russ, Esq.
Wiedel, Hudzik, Russ & Phillip
4915 Main Street
Downers Grove, IL 60515



IN WITNESS WHEREOF, the Village has caused this Agreement to be executed by its Mayor and

attested by its Clerk as of the date first above written.

VILLAGE OF DOWNERS GROVE, an Illinois
municipal corporation

By:
Its: Mayor
ATTEST:
Its: Village Clerk
OWNER
By:
Its:
ATTEST:
DEVELOPER
By:
Its:
ATTEST:

2\word\agreements\ nelsonmeadowlmpagmt



STATE OF ILLINOIS )
) ss
COUNTY OF DUPAGE )

I, the undersigned, a Notary Public in and for the said County, in the State aforesaid, DO

HEREBY CERTIFY that , of
(“Developer”), of said corporation, personally known to me to be the same person whose name is
subscribed to the foregoing instrument as such appeared before me this day in

person and acknowledged that (s)he signed and delivered the said instrument, as his/her own free
and voluntary act and as the free and voluntary act of said corporation, for the uses and purposes
therein set forth; and the said , as custodian of the corporate seal of said corporation,
did affix the corporate seal of said corporation to said instrument, as his/her own free and
voluntary act and as the free and voluntary act of said corporation, for the uses and purposes
therein set forth.

GIVEN under my hand and Notarial Seal this ___ day of ,200

Notary Public



STATE OF ILLINOIS )
) ss
COUNTY OF DUPAGE )

I, the undersigned, a Notary Public in and for the said County, n the State aforesaid, DO

HEREBY CERTIFY that of the (*Owner”), of said
corporation, personally known to me to be the same person whose name is subscribed to the
foregoing instrument as such and appeared before me this day in person and

acknowledged that (s)he signed and delivered the said instrument, as his/her own free and
voluntary act and as the free and voluntary act of said corporation, for the uses and purposes
therein set forth; and the said , as custodian of the corporate seal of said corporation,
did affix the corporate seal of said corporation to said instrument, as his/her own free and
voluntary act and as the free and voluntary act of said corporation, for the uses and purposes

therein set forth.

GIVEN under my hand and Notarial Seal this ___ day of , 20

Notary Public



EXHIBIT F

ASSIGNMENT AND ASSUMPTION AGREEMENT

THIS ASSIGNMENT AND ASSUMPTION AGREEMENT is dated as of

____,20_, and is entered into between a
___ ("Assignor") and . a
("Assignee™).

WHEREAS, the Village of Downers Grove and (*“Owner™)
and (“Developer”) entered into the Subdivision
Improvement Agreement, dated , 20__, (as it may be amended, modified or

supplemented from time to time, the "Agreement"), regarding the real property or a portion of the
real property described on the attached Exhibit A, which Agreement was recorded by the DuPage
County Recorder of Deeds on ,20_, as Document No. ;and

WHEREAS, Assignor became a party to the Agreement pursuant to an Assignment and

Assumption Agreement dated as of , 20_, which Assignment and Assumption Agreement
was recorded by the DuPage County Recorder of Deeds on , 20_, as Document No.
;and

WHEREAS, Assignor desires to assign all or a portion of its right, title and interest in and

to the Agreement to Assignee and Assignee desires to accept said assignment and assume all or a
portion of Assignor’s liabilities and obligations related to or arising under the Agreement.

NOW, THEREFORE, in consideration of $10.00 and other good and valuable

consideration, the receipt and sufficiency of which are hereby acknowledged, (a) Assignor does

hereby assign, transfer, and convey unto Assignee all or the portion as set forth in Exhibit A hereto,

of Assignor's right, title and interest in and to the Agreement and any benefits hereafter derived



thereunder and (b) Assignee does unconditionally hereby assume and promise to pay and perform
in full, from and after 12:01 a.m. on the date first written above, all, or the portion as set forth in
Exhibit A hereto, of the obligations and liabilities of Assignor related to or arising under the
Agreement.

This Agreement shall be governed by the laws of the State of Illinois.

IN WITNESS WHEREOF, this Assignment and Assumption Agreement is executed as of

the date first written above.

ASSIGNOR:

By:
Its:

ASSIGNEE:

By:
Its:




CONSENT AND RELEASE

The undersigned, being the remaining parties to the Agreement referred to above, do
hereby consent to the above Assignment and Assumption Agreement and forever releases the
above Assignor (together with its successors, assigns, heirs and personal representative, as the case
may be, other than Assignee) from the liabilities and obligations related to or arising under the
Agreement as set forth in Exhibit A.

Executed this ___ date of , 20

Its:

Its:




Nelson Meadows Subdivision Parkway Tree Follow-Up

The Village Council inquired about the tree preservation technique to be used in
protecting the trees on private. Specifically, they questioned whether the
preservation methods would be the same as the methods used for protecting
public trees. The tree preservation methods for the protection of the private trees
are identical to those used for protecting public trees. The following paragraphs
explain the general tree preservation techniques and the specific preservation
methods that will be used to protect the private trees south of the site and the
public trees within the Brookbank ROW.

General Tree Preservation Techniques

The critical root zone for trees as listed in ANSI A300 (which is one of the
standards in the forestry profession) is defined: “the critical root zone is the
minimum volume of roots necessary for maintenance of tree health and stability”.
In order for people to picture what this may be, a lot of other literature says to
estimate the critical root zone size as a one-foot radius for every inch in stem
diameter. This is a good starting point but not an absolute nor proven with
scientific research. The ANSI Z60 for nursery stock states that rootballs for
transplanted trees be 1 foot diameter for every inch of stem. These rootballs then
only encompass half of the stated critical root zone, that is, a 2"diameter tree has
a 24” inch diameter rootball and not a 48" rootball. However, from experience in
Downers Grove and the Suburban Tree Consortium, tree survival has been
excellent when 2” diameter trees have been transplanted with 24” rootballs.

Dr. Gary Watson of the Morton Arboretum has done many studies on roots and
tree tolerance to root loss during transplanting and trenching. Several of his
studies showed that transplanted trees lose up to 90% of their roots during the
transplanting process, and yet roots are able to regenerate and trees survive.
Another study which involved trenching trees right near their stems found that
vigorous trees may be able to tolerate and recover from trenching a considerable
part of the root zone. These studies point out there is some flexibility in the
amount of roots a tree needs to survive.

Tree survival as a whole has been excellent in Downers Grove parkways. Many
trees have their critical root zones (if measured as 1 foot radius for each inch in
stem diameter) under driveways, sidewalks, and streets. In areas where these
drives and sidewalks have been repaired or newly installed, tree mortality has not
increased. Isolated problems have occurred when any construction activity has
been right next to the stem causing a lack in stability or decay of the tree right at
that point. If there was no flexibility in the size of the critical roots zone and
tolerance of trees to some root loss, then there would be higher mortalities or no
trees in the parkways.

For a construction project, the proper approach then is to survey the trees there,
determine their health condition and start with a measurement of the critical root



zone, say 1 foot radius for every inch in stem diameter. A circle can be drawn
around each tree and then the shape is changed in order to accommodate the
environmental conditions and yet keep enough roots undisturbed to maintain tree
health and stability. This may mean reshaping the circle into a rectangle, as in
the parkways, or making an oval. Of course, the more the tree is in the middle of
whatever shape, the better but nothing is ever perfect. If trees are either
unhealthy or have structural problems, or too much root disturbance will occur
especially close to the stem , or many roots cut on weaker trees, then removal
may be a better option.

Tree Preservation for the Nelson Meadow Subdivision

Walnuts South of Site

For the row of walnuts on private property along the southeast part of Nelson
Meadows development, soil disturbance will be 5 or more feet to the north of the
stems. This means a vast majority of the roots right adjacent to the stem as well
as on the south side of each tree will be undisturbed and sufficient to support the
trees and maintain health. To avoid trespass, a chain link fence should be
installed. The attached sketch indicates the location of the chain link fence.

Trees in Brookbank ROW

For the trees on Brookbank, a vast majority are black locust. In previous
investigations as well as a review in the field again today, many have dead
branches and decay areas. Some of the ones in better condition are right in the
path of the roadway so their removal cannot be avoided. For any that will end up
west of the proposed curb, because of their proximity to the proposed curb and
that some are not in the best condition to start with, | am not going to guarantee
their survival. | would like to meet with the builder before any removals occur
along Brookbank, and install a chain link fence there as well to delineate the
exact street limits. While the plans themselves show trees spread out more, | am
anticipating some may be right at the road edge where up to half their roots may
be cut off. Should this occur, removals will be needed for public safety. | have
mentioned this uncertainty in previous memos

The only evergreens | saw in the area are on private property. Chain link fence
installed around the perimeter of the site should prevent trespass.
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Nelson Meadows Subdivision; Final Plat with Exceptions; PC 25-05 (Updated Staff Report)

PLANNING & COMMUNITY DEVELOPMENT UPDATED STAFF REPORT
To: ' Plan Commission

Prepared By: Keith R. Sbiral, AICP, Director of Planning & Community Development
Jeff O’Brien, AICP, Planner

Date Prepared: September 7, 2005 & Updated December 5, 2005

Meeting Date: September 12, 2005, October 3, 2005, & December 12, 2003

Project Title: PC 25-05; Nelson Meadows Subdivision

BACKGROUND INFORMATION:

Petitioner: Joel Andersen Homes, Lid. By James F. Russ, Jr.

Property Address: 5737 Brookbank Road, east side of Brookbank Road, north of lefferson Avenue and west of
Carpenter Street.

Existing Zoning: R-3, Single Family Residence

Application/Notice:  The application has been filed in conformance with applicable procedural and public notice
requirements.

Requested Action:

I.  Approval of proposed Final Plat of Subdivision per Chapter 20, Section 20-504, Final Plat — Petition for an eleven
(11) lot residential subdivisicn.
2. Required Exceptions:
a) An exception from Chapter 20, Subdivision Ordinance, Section 20-303(dX3), Street Widths to allow right-of-
way exceptions for
i) Brookbank Road to allow right-of-way width of less than the required seventy (70) feet
it) Carpenter Street to allow right-of-way width of less than the required seventy (70) feet
11} Proposed Nelson Court to allow right-of-way width of less than the required seventy (70) feet.
b) An exception from Chapter 20, Subdivision Ordinance, Section 20-401, Required Public Improvements to not
provide a sidewalk over portions of Lots 8,9, 10, and 11 along the west side of Carpenter Street.
¢) An exception from Chapter 20, Subdivision Ordinance, Section 20-401, Required Public Improvements to not
provide street lights along Carpenter Street.
d) An exception from Chapter 20, Subdivision Ordinance, Section 20-401, Required Public Improvements to not
widen the pavement or provide curb and gutter along Carpenter Streel.

BACKGROUND

General Description

The subject property is approximately 4.8 acres and is located on the east side of Brookbank Road, north of Jefferson
Avenue and west of Carpenter Street. The petitioner is seeking Final Plat Approval with Exceptions to allow an eleven
(11) home residential subdivision. The proposed Final Plat of Subdivision depicts the dedication and construction of a
new cul-de-sac street, Nelson Court, stemming north from Jefferson Avenue.

The petitioner submisted revised plans on September 30, 2003. The plans eliminate the need for the previously requested
Jefferson Avenue right-of-way exception. The petitioner complied with staff”s recommendation to construct a walking
path south of the detention area on Lot 8. The retaining wall also on Lot 8 has been relocated further to the north.
Finally, two (2} additional stormwater catch basins have been added on Brookbank Avenue. Al of the pertinent sections
of the original staff report issued for the September 12, 2005 meeting have been updated to reflect these modifications.

ANALYSIS
Zoning and Futare Land Use Plan
Table 1: Surrounding Land Uses and Zoning

Existing Zoning Existing Use Future Land Use Plan
North _ R-3, Single Family Residence Single Family Residences Residential @ 0-6 du per acre
South  R-3, Single Family Residence Single Family Residences Residential @ 0-6 du per acre
East R-3, Single Family Residence Single Family Residences Residential @ 0-6 du per acre
West  R-3, Single Family Residence Single Family Residences Residential @ 0-6 du per acre
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Nelson Meadows Subdivision; Final Plat with Exceptions; PC 25-05 (Updated Staff Report}

The site is zoned R-3 Single Family Residence. The Future Land Use Plan designates the subject property as Residential
at 0-6 dwelling units per acre. The proposal is consistent with the existing Future Land Use designation. The proposed
eleven (11) residences would constitute an effective density of 2.3 dwelling units per acre, also consistent with the Future
Land Use designation.

Planning

Site Characteristics

The property is comprised of one parcel of land with approximate overall dimensions of 330 feet as measured north to
south along Brookbank Road and 632 feet as measured east to west. The total land area is 4.8 acres. The existing
topography of the property has a gentle slope with the low points being in the southeast and southwest comers. The high
point 1s in the northern part of the site where the house was situated. The single family residential structure and accessory
buildings that occupied the subject property were demolished earlier this year. The property is within the floodplain
limits in the southwest and southeast corners of the property.

Proposed Plat of Subdivision / Yards and Setbacks

The proposed Final Plat of Subdivision depicts eleven (11) lots; each of the lots will contain a residence, and one lot (Lot
8) will contain the stormwater detention as well as a residence. The stormwater detention area is proposed to be located
on a single family lot (Lot 8) covered by a permanent drainage and detention easement. The proposed new cul-de-sac
street, Nelson Court, will extend north from Jefferson Avenue. Additionally, the remaining portions of Jefferson Avenue
and Brookbank Road rights-of-way will be dedicated to the Village and improved by the petitioner. The petitioner is
requesting right-of-way width exceptions as outlined below. No lot dimension exceptions are required. However, staff’
believes the right-of-way width exceptions help the proposed lots (in their current configuration) to meet the minimum
depth (140 feet) requirements. Varations for any future structures should not be required as they can be designed to
address minimum applicable setbacks.

Bulk Characteristics

All lots are proposed to meet or exceed lot area requirements of the R-3 zoning district, with lot areas ranging from
10,500 square feet to 33,578 square feet. All lots will meet or exceed the minimum lot widih requirement of seventy-five
(75) feet in the proposed R-3 zoning district with widths ranging from seventy-five (73) feet to 161.30 feet. Al lots will
meet or exceed the minimum lot depth requirement of 140 with widths ranging from 140 feet to 267.62 feet. The
proposed bulk characteristics of each lot are as follows:

Table 2: Bulk Requirements
Proposed Lot~ Proposed Lot Proposed Lot
Width (75 Depth (140" Area (10,500
Lot Number | Required) Required) sq.ft. req'd)
1 77.81 140 10,905 sq ft.
2 77.81 140 10,894 sq ft.
3 17 140 16,380 sq ft.
4 126.52 148.52' 17,265 sg it
5 75 141’ 15,536 sq.ft.
6 9y 140 20,328 sqft.
7 75 142 16,124 sq .t
8* 161.30 267.62 33,578 sq.ft.
9 75 140 10,500 sq ft.
10 75 140 10,500 sq.ft. -
11 75 140 10,500 sq ft.

* ot 8 Contains the stornwater detention area,
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Nelson Meadows Subdivision; Final Plat with Exceptions; PC 25-05 (Updated Staff Repori)

Public Improvements/Engineering -
Staff has reviewed the proposed plans and has the following comments.

Site Engineering and Public Improvements

Rights-of-Way and Streets

The petitioner is proposing to dedicate a sixty-six (66) foot wide right-of-way for proposed Nelson Court. The petitioner
is requesting a four (4) foot exception to reduce the required right-of-way width from seventy (70) feet. The pavement,
curbs, sidewalks, and turning radius of the cul-de-sac conform to the Village’s standards. Lots 4, 5, 6, 7, and 8 will have
frontage on Nelson Court.

Per the Subdivision Ordinance, the petitioner is also required to provide for the dedication and/or improvement of any
substandard street rights-of-way adjacent to the subject property. The petitioner is proposing to dedicate thirty-three (33)
feet for the east half of the Brookbank Road right-of-way, which requires a two (2) foot exception. The west thirty-three
(33) feet were previously dedicated to the Village. The resulting right-of-way width for Brookbank Road will be sixty-
six (66) feet, which is consistent with the other portions of the right-of-way to the north and south. Per the Subdivision
Ordinance, the petitioner is required to dedicate thirty-five (35) feet therefore an exception is requested to not dedicate an
additional two (2) feet to the eastern half of the right-of-way. Upon dedication, the petitioner is proposing to open and
improve Brookbank Road from the northern property line of Lot 1 to Jefferson Avenue. Lots 1, 2 and 3 will front on
Brookbank Road.

The petitioner is not proposing to dedicate any additional land to the Carpenter Street right-of-way. The existing right-of-
way is sixty-six (66} feet. Lots 9, 10 and 11 will front on Carpenter Street.

The petitioner is also proposing to dedicate thirty-five (35) for the north half of the Jefferson Avenue right-of-way. The
south thirty-five (33) feet were previously dedicated to the Village. The resulting right-of-way width for Jefferson
Avenue will be seventy (70) feet. Per the Subdivision Ordinance, the petitioner is required to dedicate thirty-five (35)
feet. This street will also be opened and improved upon dedication, but will not connect to Carpenter Street. Rather, it
will terminate at the new cul-de-sac (Nelson Court). Lots 3, 4 and 8 will have frontage along Jefferson Avenue.

Currently, thirty-five (35) feet are dedicated to the south half of the Jefferson Avenue right-of-way. The petitioner is
proposing to dedicate an additional thirty-five (35) feet to the right-of-way, which meets the Village requirements. The
entire roadway will be resurfaced as part of this proposal.

Sidewalks

The petitioner is proposing to install sidewalks on the east side of Brookbank Road and the north side of Jefferson -
Avenue. Sidewalks will also be installed in the Nelson Court right-of-way. The petitioner is not proposing to install
sidewalks on the east side of the development, adjacent to Carpenter Street. This item has been identified as an exception
from the public improvement requirements, to be considered by the Plan Commission and the Village Council. Staff
believes that installing a partial sidewatk on the west side of Carpenter Street is not practical or desirable as there is an
existing sidewalk on the opposite (east) side of Carpenter Street. Staff believes this exception is appropriate provided
that the petitioner complies with the Village’s fee-in-lieu provision.

In lieu of requiring the petitioner to dedicate Jefferson Avenue through to Carpenter Street for vehicular traffic, staff
recommended that a five (3) foot wide pedestrian path be installed from Jefferson Avenue to Carpenter Street along the
south property line, adjacent to the detention area. The petitioner is proposing to construct a five (5) foot wide path in a
seven (7) foot, six (6} inch easement along the south property line of Lot 8. Staff believes that this path is important to
provide a pedestrian connection between the new development and the existing neighborhoods to the east as well as
provide a formal walkway for school children. The path is proposed to be constructed of crushed limestone screenings
(similar to the existing path on Brookbank Road).

Street Lighting
The petitioner is proposing to install four (4) street lights as part of this development. Two (2) street lights will be placed
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Nelson Meadows Subdivision; Final Plat with Exceptions; PC 25-05 (Updated Staff Reporf)

on the Nelson Court right-of-way, one will be installed on the east side of Brookbank Road and one will be installed on
the north side of Jefferson Avenue. The petitioner is not proposing any street lights along Carpenter Street. An
exception is required for not providing street lighting on the west side of Carpenter Street. A photometric plan was
submitted for approval with the September 30, 2005 plans. This plan will verify that the proposed fighting on Jefferson
Avenue, Brookbank Road and Nelson Court meets the Village's standards.

It should be noted that the residents along Carpenter Street have indicated to staff that they would like to have street
lights installed. Staff believes that lights should be installed on the west side Carpenter Strect to improve the safety of
pedestrians and motorists.

Stormwater Management/Wetlands

The petitioner and staff are continuing to finalize the stormwater management and detention plans. The Village is
concerned about the location of the detention area on Lot 8. Staff is recommending that the petitioner redesign the
subdivision to be a ten (10) home development with a separately dedicated stormwater outlot to accommodate this
concern. As proposed by the petitioner, staff believes that the detention area may become the Village’s responsibility in
the future. Because the Village is responsible for the quality of water exiting the Village’s stormwater system, staff
believes that the detention area should be located on a separate outlot. Staff recommends that the petitioner provide a
stormwater detention outlot and create a homeowners association in order to ensure the private maintenance of the
detention area. The petitioner should provide the homeowners association documents to staff for review prior to approval
of the subdivision.

Consequently, should the Plan Commission concur with staff’s recommendation, the proposed subdivision would likely
lose a residential lot (Lot 8). As proposed, with the detention easement and the required setbacks, the buildable area of
Lot 8 is effectively reduced to fifty-four (54) feet wide by 102 feet deep. Staff believes that building a home on this fot
will be difficult given the proximity of the detention pond and the grading that is required to allow the stormwater to
drain properly.

Traffic
The Traffic Division has reviewed the proposed plans and the traffic study submitted by the petitioner’s traffic
consuitant. The Traffic Division has found that the submitted traffic study is acceptable. The Traffic Division is
concerned that there are not enough streetlights being proposed. Staff is requesting that streetlights are installed along
Carpenter Street (a requested exception).

Forestry/Landscaping

The Forestry Division has calculated that thirty-six (36) new parkway trees will be required for this subdivision. Staff
notes that the hawthorn and black Iocust trees that exist in the Brookbank right-of-way are in poor condition. The
Forestry Division staff has considered saving the trees; however, it is most likely that the trees will need to be removed
due to their condition and proximity to the new road.

The Foresetry Division also notes that new water and sanitary services will need to avoid disturbing the preserved trees.
The black walnuts that are on the adjacent property to the south {east of the existing Jefferson Avenue right-of-way) are
in good condition. The petitioner is proposing to install an eight (8) inch water main along the south property line
{adjacent to these trees). Staff is requesting that the petitioner avoid disturbing the root system for these trees by moving
the proposed water main away from the critical zone for the trees. Re-engineering may need to be considered as part of
the modification for Lot 8. Should the Plan Commission agree with staff’s recommendation, revised plans should be
provided prior to Council consideration.

Fire Department

The Fire Prevention Division of the Fire Department has reviewed the proposed plans, and has no additional comments
provided that all Village requirements for fire access, safety and water distribution contained within the August 23, 2005
memorandum (attached as background information) are met. Included in these comments are the minimum distances
between fire hydrants (300 feet) and minimum pavement widths and radius for the cul-de-sac.
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Nelson Meadows Subdivision; Final Piat with Exceptions; PC 25-05 (Updated Staff Report)

Neighborhood Comment —

The surrounding neighbors have provided the Village and the petitioner with several recommendations to make the
project more compatible with the existing neighborhood character. A neighborhood meeting was held on July 28, 2005
and was moderated by Village staff. Several neighbors have provided the Village with information (attached documents
from John Schofield and Michael Crowley) to be considered as part of the record for the Plan Commission public
hearing. The neighbors concerns are briefly outlined below:

Summary:

L

Air Quality and Health Concerns: The residents are concerned that the construction activity will create an
increased level of air pollution due to the exhaust of heavy construction machinery and dust. These concerns
will need to be monitored during the development of the site.

Brookbank Road right-of-way: The neighbors have noted that the existing plan will destroy the existing trees
within the thirty-three (33) foot right-of-way. They also indicate that there is a path that is used by children
walking to Hillcrest School. The neighbors suggested “jogging” the road to the east to protect the trees and
buffer the property at 1202 Jefferson Avenue. Asnoted above, staff believes that the existing trees are not high-
quality species. Staff believes that the new plantings will be superior to the existing plantings. The preferred
path for the road, from a public safety, maintenance, and planning perspective, would be to make a straight
connection to the existing portions of Brookbank Road. New sidewalk will be installed on the east side of
Brookbank Road to replace the existing informal path.

Brookbank Road Sidewalk. There is a concern about the new sidewalk on the east side of Brookbank Road
because it will not connect to the sidewalk on the north side of Blanchard Street. Staff believes that sidewalk
connectivity is an important part of neighborhood planning; however, the Subdivision Ordinance does not allow
the Village to require that the petitioner construct sidewalks in areas that are not adjacent to the property being
subdivided. The portion of the sidewalk that is being installed by the petitioner will be an important piece of the
network so that the Village can complete the sidewalk in the future.

Cul-de-Sac Entrance: The Jefferson Avenue residents are concerned about the location of Nelson Court. They
recommend moving the entrance to Carpenter Street as opposed to Jefferson Avenue. The neighbors on
Carpenter Street are opposed to moving the entrance of the cul-de-sac. Staff has reviewed the plans and the
proposal meets the Village’s codes for radii and emergency access.

Detention Pond: The neighbors have commented on the location of the detention pond. The location and fact
that the pond will be part of a buildable ot are problematic from the Village’s point of view. As stated above,
staff believes the detention area should not be part of a buildable lot. Furthermore, the design of the pond and its
infrastructure should not impact the trees on the neighboring (to the south) property.

Intersection of Blanchard Street and Brookbank Road: The comment has been made to staff that a four-way
stop should be used at the intersection of Brookbank Road and Blanchard Street. Staff will have to review this
request after the development is completed. Stop signs should not be installed unless the intersection meets
warrants. At this time it 1s difficult to say if traffic through the intersection will warrant stop signs.

Jefferson Avenue Infrastructure: The neighbors have noted that the current Jefferson Avenue infrastructure has
several deficiencies. For the most part, these issues have been addressed. There will be some disruptions in
services as construction progresses. Staff believes that petitioner should inform the neighborhood of disruptions
of services and provide alternative accommodations for parking during the reconstruction of Jefferson Avenue.
Jefferson Avenue Setbacks: The developer removed trees on the property along Jefferson Avenue. Although
there was no wrong-doing by the petitioner, the trees provided a buffer between the property and the neighbors
on the south side of Jefferson Avenue. The neighbors are requesting an increased level of plantings.

‘Additionally, the residents would like an increased setback. Staff believes, as mentioned above, that requiring a

full right-of-way dedication of thirty-five (35) feet will improve the development’s consistency with the existing
characteristics of the immediate neighborhood. Additionally, the petitioner is proposing to meet the Village’s
requirements for new plantings.

Location of the construction entrance: The neighbors are concerned that the construction traffic and the location
of the site access will have a negative impact on the safety of the neighborhood and the existing traffic patterns.
A certain level of disruption will occur during the development of this property. Staffbelieves that the proposed
construction entrance off of Carpenter Street is the most logical point for the start of construction. However, the
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location of the access point will likely change as the project is completed. Staff notes that the petitioner is
required to install the proper fencing and signage to ensure the safety of the neighborhood residents.

16. New Water Main on Brookbank Road. The neighbors have expressed concerns about the 8xisting water main on
the west side of Brookbank Road. Specifically, the request has been made to have the main replaced from 55th
Street to the south side of Brookbank Road. The petitioner is complying with staff’s requests to provide new
water mains to service the development. It is not practical for the large portion of water main to be completely
replaced at this time.

Ll. Stormwater Management: The neighbors are concemed about increased flooding on Jefferson Avenue and in
the existing homes. Staff has reviewed and the findings and recommendations are summarized above.

12. Traffic Control for Construction Traffic: The neighbors have indicated that they would like to see extra traffic
controls placed at the surrounding intersections to increase the level of safety. Staff has reviewed the plans and
is confident that adequate measures for traffic control are in place both during and after construction.

Other

Required School and Park District Donations

The Subdivision Ordinance establishes the schedule of School and Park District donations to offset the impact of new
residential uses. Credit is given for the existing residences which will be demolished within one (1) vear of a site
development permit application for the proposed subdivision. The petitioner has stated the intent to constmet eleven (11)
five-bedroom residences. With credit being given for the existing residence (four-bedroom house), the required total
donation obligation is as noted below.

Total To Total ;

Totalto . Totalto -  Park Donations

BR Type | District58  District99 - District  per BR Type |

11 Proposed g : :

SBRUnits| $ 1275967 | § 768240 $ 2499134 ' $ 4543341 -
Credit for : 5

. Demolished : ‘ : :

. 4BRHome|  $1,668.59.  $784.80  $228333  S$A736.72

Total

_ Donations $ 2270801 - $40,696.69

‘Note: Chapter 20, Subdivision Ordinance, Section 20-300, Park and School
{Donation, establiches the schedule of school and park district donations.

Payment of these donations must be made to the Village prior to the granting of final pfat approval and are subject to
confirmation by the Code Services Department upon application for building permits. Please note that the donations may
be change if the number of single family lots is reduced.

Standards for Approval of Exceptions
Section 20-602, Exceptions of the Subdivision Ordinance establishes the standards for approval of an exception. The
petitioner is requesting the exceptions noted under “Requested Action”.

The standards for approval of an Exception are as follows:

An Exception shall be recommended by the Plan Commission only if it finds that there are practical difficulties or particular
hardships in the way of carrying out the strict letter of the provisions of this Chapter. In its consideration of the standards of
practical difficulties or particular hardships, the Commission may consider, but is not limited to, the following:

(1) The extent to which the proposed Exception impacts on the value or reasonable use of surrounding properties:
(2) Whether the Exception is consistent with the trend of development in the area and the surrounding uses;

{3) The characteristics of the property which support or mitigate against the granting of the Exception;

(4) Whether the Exception is in conformance with the general plan and spirit of this Chapter;
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(5) Whether the Exception will alter, or be consistent with, the essential character of the locality.
Right-of-way Width & Improvement Exceptions -
Staft believes that the exception to reduce the right-of-way width for Nelson Court from the required seventy (70) feet to
sixty-six (66) feet is appropriate because the petitioner is providing the necessary public improvenients (e.g., sidewalks,
streetlights, fire hydrants, etc.) and the necessary radius for fire access.

Staff believes that the exception to reduce the required right-of-way dedication for Brookbank Road from the required
thirty-five (35) feet to thirty-three (33) feet is appropriate because the petitioner is providing the necessary public
improvements within the proposed right-of-way. Additionally, the proposed dedication is consistent with the current
configuratien and dedication of Brookbank Road.

The petitioner is requesting an exception to not dedicate two {2) feet to the west half of the Carpenter Street right-of-way.
Staff believes that the exception to not dedicate additional land to the Carpenter Street right-of-way is appropriate
because sixty-six (66) feet are already dedicated for this street. The width of the right-of-way is consistent with the other
portions of Carpenter Street. The exception to not widen the pavement or provide curb and gutter along Carpenter Street
is also acceptable as the street is already constructed without curb and gutter, and a re-construction is not proposed or
necessary at this time.

Sidewalk Exception

As mentioned above, staff believes the exception to not provide sidewalks on the west side of Carpenter Street is
appropriate provided that the petitioner contributes a fee-in-lieu of installing sidewalks. Currently, a sidewalk exists on
the east side of Carpenter Street.

Streetlight Exception

Staff believes that the petitioner should provide additional streetlights along Carpenter Street to increase pedestrian and
motorist safety. Staff does not believe that this exception should be granted as streetlights have been provided along the
other right-of-ways in the development.

PLAN COMMISSION COMMENTS
The Plan Commission had several questions and comments following public participation at the October 3, 2005
hearing. Staff’s responses are below:

1. Sidewalk gap on Brookbank Road: The segment of Brookbank Road from Blanchard Street south to the end of
the dead end is currently on the Village's Sidewalk Matrix. The development of the Nelson Meadow subdivision
will include the addition of new sidewalk along the east side of the new street along the entire frontage being
developed between Jefferson Avenue and the end of the current dead-end of Brookbank Road. The sidewalks
will be installed most likely toward the end of the period when the individual homes are built. The scoring of
the segment of Brookbank Road was based on the current condition as a dead-end street. With the low traffic
volumes and non-connectivity of this segment it was scored very low and is placed at project 111 out of 117 on
the Sidewalk Matrix. Based on the proposed subdivision, staff will reevaluate the scoring of this segment of
sidewalk on the Sidewalk Matrix.

The adopted 20035 Sidewalk Matrix also established a fixed listing of work for the first five (5) years of the plan.

Sidewalk projects based on the 2005 Sidewalk Matrix are already scheduled through 2009. The amount of
work completed each year is based on the amount of funds available annually. Unless funding is adjusted or
bid pricing changes, it is not anticipated there will be any changes in the work scheduled for the next four (4)

years. Staff will be completing the annual update of the Sidewalk Matrix in the spring of 2006 and reporting to

Village Council (afier Parking & Traffic Commission review) on any changes to the scheduled projects for the
Jifth year (2010).

The Sidewalk Gap Program was eliminated early in 2005, and all larger segments missing sidewalk were rolled
into the Sidewalk Matrix so the Village could work from one listing of sidewalk projects.
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2. Stop sign af the intersection of Blanchard Street and Brookbank Road: Because this development will create a
through-street (Brookbank Road) between Jefferson Avenue and Blanchard Street, the Village Traffic Engineer
will review the new conditions to determine whether warrants are met for a new yield or stop sign at the
intersection of Brookbank Road and Blanchard Street. The Engineer's recommendation will then be forwarded
to the Parking and Traffic Commission for review. This review process will be separate from the subdivision
approval.

3. Thirty-five (35) foot building line along Carpenter Street and Brookbank Road: Staff does not believe the
Village should require the petitioner to place a restriction on the plat of subdivision. The Subdivision
Ordinance does not require building lines to be placed on plats. There is some question as to whether building
lines are (or should)} be enforced by the Village. Staff recommends that the Plan Commission not place a
Sfurther restriction on the plat and allow the petitioner to use the Zoning Ordinance’s front yard setback (thirty
Sfeet).

4. Water main on the east side of Brookbank Road: The water main will remain on the west side of Brookbank
Road to match the existing utility alignment and to avoid conflict with the existing and proposed sanitary lines
on the east side of the right-of-way.

5. Walnut trees along the south property: The Walnu! trees south of the detention basin will survive if construction
activities stay more than five (3) feet away from the roots and off of the neighboring property. The two (2)
Silver Maples in the Carpenter Street right-of-way will be protected. Further no soil will be disturbed in an
area measuring twenty (20) feet by ten (10) feet surrounding the trees.

6. 100-year flood elevation: Staff continues to recommend placing the detention basin on a separate outlot to
avoid any future flooding problems for potential structures on Lot 8. Itis important to note the regulatory flood
plain does not extend onto Lot 8. The base flood elevation (100-year) in this area is 744 feet. The high water
level (HWL) of the detention basin (100-year, 24-hour storm) is 750.66 feet. No information was provided
regarding the elevation of the basement floor. However, staff will review the building permit for Lot 8 to ensure
that the structure is "reasonably safe from flooding” for the 100-year storm regardless of the basement floor
elevation. This will require a minimum ground surface elevation of at least one (1} foot above the detention
HWL surrounding the foundation. This is consistent with the current proposed finished lot grade of 751.66
adjacent to the south foundation wall. Soil specifications for fill adjacent to the foundation must ensure that the
structure is "reasonably safe from flooding" as certified by the petitioner's Licensed Professional Engineer. No
unsealed pipe penetrations will be permitted in the south foundation wall below the detention HWL.

7. Mountable (*roll”) curbs: Staff does not object to the use of mountable curbs for the new cul-de-sac. An
advantage of using mountable curbs is the curb can be installed with the street without the need for future
cutting and sealing for driveway installation.

RECOMMENDATION

Staff believes the Plan Commission should discuss the petition in light of staff’s, the petitioner’s and the neighbors’
comments and recommend any revisions lo the plan the Commission feels will make it better meet the standards for
approval. Staff recommends the Plan Commission make a positive recommendation to the Village Council with the
Jfollowing conditions:

1. Seven (7) sets of a revised Final Plat of Subdivision and Engineering Plans shall be submitted to the
Department of Planning & Community Development with the following modifications:

a. The separation of the detention area from a buildable lot (i.e., Lot 8) and placement on an outlot as
required by Section 26.94 of Chapter 26 of the Municipal Code. Homeowners Association documents
should be presented to staff for review. 7

b. The payment of a fee-in-lieu of installing a public sidewalk on the west side of Carpenter Street
adjacent to Lots 8, 9, 10, and 11 shall be made to the Village of Downers Grove.

c. The proposed eight (8) inch water main along the south property line shall be modified to minimize
negative impacis to the trees on the adjacent property. Appropriate preservation measures shall be
utilized to ensure the long-term health of the trees.

. A photometric plan with street lights on Carpenter Sireet shall be provided indicating light levels.
e. Indicate where the new parkway trees will be planted or indicate that the planting will be done by the
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Village of Downers Grove.
f Compliance with all other technical issues outlined in the Public Works memorandum dated October

28, 2005. -

2. Compliance with all Fire Prevention Division requirements and conditions as outlined in their memorandum
dated August 23, 2003;

3. Payments of School and Park District donations of $11,091.08 to District 58; 36,897.60 to District 99 and
$22,708.01 to the Park District (grand total of 340,696.69) payable to the Village of Downers Grove.

4. Any changes to the conditions represented by the petitioner as the basis for this petition, whether those changes
occur prior to or after Village approval, shall be promptly reported to the Village. Changes may require
additional review of the subdivision and/or exceptions; and

3. Itis the petitioner’s obligation to maintain compliance with all applicable Federal, State, County and Village
laws, ordinances, regulations, and policies.

STAFF REPORT APPROVED BY:
Keith R. Sbiral, AICP
Director of Planning and Community Development

Attachments
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RECEIVED

INTEROFFICE CORRESPONDENCE - 0CT 2 8 2005
DEPARTMENT OF PUBLIC WORKS

Planmng and Community
Development—

TO: Keith R. Sbiral, AICP, Planning & Community Development
FROM: David H. Barber, P.E., Director of Public Works @,&g-*
BY: Michael D. Millette, P.E., Asst. Director of Public Works — Engineering
Jonathan C. Hall, P.E., Development Engineer ygf :
DATE: October 27,2005
RE: Proposed Nelson Meadow Subdivision
Public Works Department — Final Review

Documents Reviewed:

Letter from C.M. Lavoie & Associates dated September 28, 2005
Letter from C.M. Lavoie & Associates dated October 10, 2005
C.M. Lavoie Job Title packet dated October 10, 2005

Whitco Poles packet stamped October 12, 2005

Photometrics dated October 6, 2005

Proposed Site Improvement Plans dated September 26, 2005

VVVVVY

Attachments:
» CBBEL review dated September 2, 2005

Public Works Review Summary:

Division Representative Date Conclusion Comments
included

Engineering M. Millette 10-20-05 | No Updated Comments X

Stormwater J. Hall 10-27-05 | See Updated Comments X

Water D. Bird 6-29-05 | See Comments X

Traffic D. Fera 5-06-05 | See Comments X

Forestry K. von der Heide 7-01-05 See Comments X

Drainage J. Tucker 10-19-05 | No Comments

/Pavement

Findings:

The Public Works Department concurs with placement on the Plan Commission
agenda.
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Public Improvement / Exception Summary

Item | Improvement Location Requested PW Staff
No. Exception Recommendation
1 | Right-of-way Jefferson Provide 33’ half- { Negative.
Ave ROW dedication | Recommend 35-
(north) in lieu of | foot dedication to
code match Jefferson
requirement of | west of
35'. Brookhank.
2 | Right-of-way Brookbank | Provide 66 Concur
Rd ROW in lieu of
code
requirement of
70’
3 | Right-of-way Nelson Ct Provide 66’ Concur.
ROW in lieu of
code
requirement of
70’
4 | Sidewalk Carpenter | Omit Concur provided
Street construction of | standard fee is
sidewalk (entire | paid in lieu of
project limits) sidewalk.
Sidewalk exists
on the east side of
Carpenter.
5 | Sidewalk Brookbank | Omit sidewalk Concur.
Road (new) | on west side
only
7 | Sidewalk / Path Projection Compacted Concur.
of Jefferson | limestorre
ROW screening path
adjacentto | in lieu of
Carpenter | sidewalk and
street extension
8 [ Street lights Carpenter | Omit Negative
9 | Detention basin Locate on Negative
residential lot in
lieu of outlot
10 | Pavement widening Carpenter | Omit Concur with fee in
lieu.
11 | Concrete curb / gutter | Carpenter | Omit Concur with fee in
lieu.
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Public Works Department Review Details:
(Updated status in bold italics)

Engineering Review Comments June 30, 2005:

No Comments

Engineering Review Comments June 30, 2005:

1. Update benchmarks.
Accepted

2. Provide existing site plan showing easements, R.O.W, property line, utilities,
contours, house structures, trees, and rim/invert elevations.
Accepted

3. General Notes:

e Should be specific to Village Of Downers Grove standards and
specifications.
Accepted

e Storm Sewer and Storm Water Detention:
i. General numbers 2, 3, and 4 are unclear.
Accepted

ii. Sewer Pipe Class is incorrect.
Accepted

iii. “ABS” pipe is no longer appropriate to use for Material Specification
Accepted

iv. Added Comments
* In section, Sewer Pipe Joints of Storm Sewer and Strom
Water Detention, use "self locking” pre-formed rubber gasket
joints.
Accepted

* In section, Sewer Pipe of Storm Sewer and Storm Water
Detention, note the use of SDR26 for sump pumps placed in
R.O.W.

Accepted
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¢ Fire Hydrants general notes are unclear.
Accepted

4. Details:

¢ Update PCC sidewalk detail to state ADA.
Accepted

* Wire mesh is not needed in drive entrance detail.
Accepted

» Update restrictor detail.
Accepted

» Typical pavement section number 4 should be extended to show prime
coat to be placed between 3 and 5.
Accepted

¢ Plugged Tee and plugged cross thrust block installation details are to be
changed.
Not Accepted - Thrust block details need to be included with a
change in the original Plugged “Tee” Thrust Block detail submitted

« Water and sewer separation detail in the vertical direction should be
excluded. This should only be used as a last case scenario, which isn’t
the case for this project.

Accepted

» Fire hydrant and valve details are not up to date.
" Accepted

+ Retaining wall details need to be included
Accepted

o Casing detail needed for watermain when crossing sewer lines.
Accepted

* Need Street light detail.
Not Accepted — Provide photometrics and specifications.

5. Separate Lot 8 from the detention basin.
Not Accepted

6. Show details / profiles for water / sanitary / storm pipe crossings.
Accepted
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7. Provide missing north arrow and scale on Sheet 8 of 10.
Accepted

8. Provide a Plat of Subdivision for review.
Accepted

Additional Engineering Comments

9. Verify minimum setbacks with Planning Department.
Accepted

10. Provide sidewalk along the East side of Brookbank Road.
Accepted

11.Add lot numbers to Plat of Subdivision.
Accepted

12. Provide detailed design for sidewalk connection for Jefferson Av. to Carpenter St
and provide easement of 7.5’ by moving retaining wall a few feet to the north.
Not Accepted

13.Change the 7.5’ drainage and utility easement on the east side of Brookbank Rd.
to 10’ as it is drawn on the plat.
Accepted

Engineering Review Comments - NEW

14. Provide specifications for the added 5-foot limestone path. The alignment is
generally acceptable. However, further evaluation is required for a connection
through the Carpenter Street right-of-way, taking into account flood plain and
safety issues.

Stormwater Review Comments (updated status in bold italics).

1.  Consider a terraced retaining wall design for safety.
Accepted (Applicant chose not to implement.)

2. Revise overflow weir to provide for at least one (1) foot freeboard during an
overflow condition (1.0 cfs per acre flow through weir):

[TOP OF BERM ELEV] - [HWL + FLOW DEPTH ABOVE WEIR] >= 1.0 FEET
Accepted

3. Provide easement for storm sewers and overland drainage along property lines
{generally 10 feet along rear and 5 feet along side property lines in addition to
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10.

11.

12.

easements required for stormwater detention, overland stormwater
conveyance, and general utility service).
Accepted

Provide outlot for detention basin, with provisions on the Plat for maintenance
by the property owner {homeowners association).
Not Accepted

Relocate house on Lot 8 a reasonable distance away from the high water level
extent of the detention basin. Follow FEMA Bulletin 10-01 guidelines to ensure
a basement that is reasonably safe from flooding. The simplified method
requires a 20-foot setback; a lesser setback will require engineered fill and the
engineer's certification of design and as-built construction. Zoning code side
yard setbacks will also apply with the creation of an outiot.

Not Accepted — Provide additional design details and applicable
professional and structural engineer’s certifications.

Redesign overland drainage swales to be contained within easements.

Not Accepted - PW Staff will work with the developer / engineer to
further refine swales and consider options for increasing usable rear yard
areas.

Provide notes detailing embankment construction specifications for the
detention basin.
Accepted

Identify on the grading plan and on the erosion control plan all trees which may
be considered worth saving by the owner / developer. Clearly delineate a "no-
disturbance™ zone around each tree that is appropriate for the size and species
and consistent with Village forestry standards. For example, the existing
mature tree line along the southern property line could be incorporated to
enhance the site’s landscaping, but this would require grading plan revisions in
the vicinity of the detention basin.

Accepted

Revise grading south of the detention basin to create a smoother transition
from the proposed berm to the existing neighboring lot.
Accepted

Provide diich checks along Carpenter Street.
Accepted

Provide narrative of permanent water quality BMPs.
Accepted

Provide seeding / planting plan for the detention basin.
Accepted
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13.

14.

15.

16.

17.

18.

19.

Eliminate sump from SA7.
Accepted

Change SA5 to a catch basin with open grate.
Accepted

Change structure SA6 to open grate to intercept drainage and lower rim
elevation to capture overland flow. .
Accepted

Reduce height of detention basin for safety.
Accepted - Added decorative fence / handrail

Show proposed finished grades of all structures foundation corners.
Accepted

Provide water quality best management practice for Brookbank Rd. and
Jefferson Av. runoff in the parkway south of EX1.
Not Accepted - Need filtering structure

In the detention basin extend the rock swale to inflow and outflow structures
and provide cross-section detail for this rock swale.

Accepted — The swale alignment has been altered to better facilitate
general use of the basin by the property owner. However, we recommend
further evaluation of the following enhancements: (a) Provide filter fabric
beneath the stone; (b) Utilize natural cobble stones in lieu of rip-rap to
blend better with surrounding landscape; (c) Replace straight and angular
horizontal alignment with curvilinear alignment to better approximating a
natural channel.

Grading Comments

20.

21.

22.

Storm water detention basin slope appears to be 3:1, this may be to steep for
maintenance. We recommend a slope of no less than 4:1 for mowabie turf.
Accepted (although the design is steeper than the Village recommends,
we have no written standard for 4:1).

Slope East of Brookbank Rd. Shall not exceed 25% (for maintenance
purposes).
Not Accepted — (Revise sidewalk cross-slope to 2% also)

Longitudinal slop of sidewalk on Brookbank Rd. should not exceed 5%.
Accepted
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23. Around the perimeter of each structure there must be a minimum area of 5" in
width to drain away from structure (specific areas to be looked at are: north of
lots 1, 3,4, 6, 11, northwest of 5, west of 8, and between 1 &2).
Accepted

24. Add swales betweenlot2 & 3and 5 & 4.
Not Accepted - PW Staff will work with the developer / engineer to further

refine swales and consider options for increasing usable rear yard areas.

Stormwater Review Comments - NEW

25. The addition of storm sewer catch-basins SA12 and SA13 on Brookbank Road
is noted. This will increase the percentage of the street and adjacent right-of-
way routed through the detention basin.

Advise the petitioner that building permits shall not be issued prior to completion of
the stormwater detention and conveyance systems {as-built survey and volume
calculations required).

Water Division Review Comments:

1. General Notes:
¢ Fire Hydrant should be noted as a Waterous WB-67
Accepted

« Curb box should be noted as a Tyler 95-E
Accepted

2. Details:
» Plugged tee and plugged cross thrust block installation details are to be
changed or eliminated.
Not Accepted — Thrust block details need to be included with a
change in the original Plugged Tee Thrust Block detail submitted

+« Water and sewer separation detail in the vertical direction should be
excluded. This should only be used as a last case scenario, which isn’t
the case for this project.
Accepted

¢ Fire hydrant and valve details are to up to date.
Accepted

» Casing detail needed for watermain when crossing sewer lines.
Accepted
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3. Utility Plan:

All new water main instalied must be a minimum of 8” ductile iron.
Accepted

Replace valve at the End of Brookbank to pressure test against.
Accepted

Install new 8” water main from Brookbank South to Jefferson.
Accepted

Connection at Carpenter will have to be cut in. No pressure tap.
Accepted

Install new 8” main from Jefferson East to Carpenter Street.
Accepted

There should be an additional valve at the tee at Brookbank & Jefferson.
Accepted

A piece of 8” water main shouid be extended across the intersection of
Jefferson & Brookbank for future replacement of the Brookbank main.
Accepted

Install 8” main into cul-de-sac in a straight line to eliminate bends.
Accepted

All vaives should be installed in 5° valve vaults with marked lid.
Accepted

Hydrants must be installed eve'ry 300" apart.
Accepted

One hydrant will be required in the cul-de-sac. Note locations of ali B-
Boxes.
Accepted

Circle and note all water & sewer crossings where casing is required.
Accepted

All water services should be stubbed out with 1.5” K Copper.
Accepted

Additional Water Division Comments

Add gate valve at the North end of Brookbank and South end of Carpenter
in 5'valve vaults.
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Accepfted -

+ Replace 6” watermain along Jefferson to 8” connecting Brookbank to
Carpenter.
Accepted

« Add another valve at the Tee of Broockbank and Jefferson on the East
side. :
Accepted

¢ Change clow with the word waterous in the Material Specifications and
Details, number 10.
Accepted

» Change 60" to 72" in the Material Specifications and Details, number 11.
Accepted

e All water services should be stubbed out to 1 }2” Type K Copper and
noted on plan showing all B-Box locations.

« All water services along Jefferson should be installed as 1 2”7 K
Copper with a new Roundway and B-Box and be noted on the plan.

Traffic Review Comments October 13, 2005:
No Comments
Traffic Review Comments May 6, 2005:

1. Extend Brockbank Road South to Jefferson Avenue.
Accepted

2. Sidewalk fee is to be applied to Carpenter Street frontage unless otherwise
constructed concurrently with the home developments.
Accepted

3. Provide ramps needed for sidewalks in truncated dome.
Accepted :

4. More streetlights are required.
Not Accepted — Photometric pfan shows the current street light spacing to
be inadequate. It appears that three (3) additional street lights would be
required to meet Village standards (1 on each of the following streets:
Brookbank, Carpenter, Jefferson).
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5. Street widths are incorrect.
Accepted - Correction has been made.

6. Consider adding island in cul-de-sac.
Accepted

7. Cut the South cul-de-sac out making only a 90° tumn.
Accepted

8. Manhole elevations along Jefferson and Carpenter are questionable.
Accepted

9. Suggested handhole on the Southeast side of Brookbank and Jefferson
connection to existing street light controller on the Southwest side of
intersection.

Accepted

Forestry Review Comments:

1. Revised plan sheets to indicate which trees will be preserved and which ones
will be removed. Currently along Carpenter Street there are two silver maples
in acceptable condition in the parkway. These will both need protection and
fencing installed around their stem per Municipal Code 24-7. The grading plan
on page 8 shows that essentially the grade will remain the same around these
trees and with adequate fencing and no soil disturbance around their stems,
these 2 trees can be preserved. New water and sanitary connection will both
need to be outside the tree protection fencing. As permits for each house are
applied for, staff will review water and sanitary locations in relation to the 2
existing trees and the dimensions of the tree protection fence before a permit
is issued.

2. Revised plans now show which trees will be preserved and which will be
removed where Brookbank is to be a through street, and tree locations are
included on the grading plan on page 8. Along Brookbank, most of the frees
are black locust in fair to poor condition with stem decay and obvious
deadwood. If the street were installed in the middle of the proposed right-of-
way, most of the trees would need to be removed. Any trees listed as being
preserved may not realistically survive depending on the exact position of the
road edge and the amount of root severing which will occur when the road and
curb are installed. Two hawthorns currently listed as being preserved (trees
774 and 775) should also be removed due to their poor form, decay and
closeness to the curb where it appears they will need to be pruned back
sharply to clear the new road. From a forestry prospective, black locust is not
one of the greatest trees, and when combined with existing decay and branch
problems, removal and replanting with superior tree specimens is a better
alternative than preserving the black locust. As a compromise, staff would
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like to observe the trees proposed for preservation in the middle of Brookbank
first before requiring their removal. If as construction progresses and tree
preservation looks unlikely, then removal would be needed. For the north and
south portions of the west side of Brookbank where trees will be removed, 6
additional tree pfantings will be required in addition to the 30 new free
plantings mentioned in previous plan reviews (discussed in number 3).

3. Along the north side of Jefferson and the cul-de-sac, the east and west sides
of Brookbank and the west side of Carpenter, new parkway tree plantings shall
be required. To complete the subdivision, the number of parkway trees
required is 36. For simplicity and to ensure acceptable tree selections, the
Forestry Division will install the trees as the lots are completed provided the
developer pays for the trees in advance. Tree costs have been calculated
based on 2005 Suburban Tree Consortium prices plus an administrative
charge, and are listed below. Subject to availability and planting season, the
Forestry Division may choose to substitute other appropriate tree species for-
approximately the same cost.

Species {size 2" B&B) Quantity Unit Cost Extended Cost
Freeman Maple 7 $270.60 $1894.20
Pear 7 $263.40 $1843.80
Hackberry 7 $270.60 $1894.20
Honeylocust 7 $265.80 $1860.60
Swamp White Oak 8 $293.40 $2347.20
Total Cost $9840.00

4. South of the property line south of the detention area is a row of black walnuts
which are in good condition. To ensure survival, all work must remain north of
the property line and not trespass at anytime.

Pavement Division Review Comments:

No commenis.

c: PW Division Managers
D. Rosenthal, Director of Code Services
A. Humphries, Stormwater Management Engineer
S. Connell, Administrative Secretary
[.. Sup, CBBEL (via fax}
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» L
C. M. Lavoie & Associafes, Inc.
Consuvlting Civil Engineering _
Land Planning & Surveying September 28, 2005

Mr. Keith Sbiral
Village of Downers Grove

Planning & Community Development REGEB‘J ED

801 Burlington Avenue .

Downers Grove, i 60515 CEE 307005

RE: Nelson Meadow Planning en- Community
West Side of Carpenter Street Deveiopment

Downers Grove, IL
Dear Mr. Shiral,

Pursuant to the review comments from the Village of Downers Grove dated September 2, 2005,
the Final Engineering Plans for the Nelson Meadow have been revised. Please find enclosed
the following documents for your review and approval.

* Four sets of Final Site Improvement Plans last revised September 26, 2005, prepared by
C. M. Lavoie & Associates.

» Final Plat of Subdivision last revised September 26, 2005, prepared by C. M. Lavoie &
Associates.

The comments have been addressed as follows:
4. Details:

e Plugged Tee and plugged cross thrust block installation details are to be
changed.

Not Accepted-Thrust block details need to be included with a change in
the original Plugged “Tee” Thrust Block detail submitted

CML met with the Village Public Works staff, and because the project
does not contain any watermain situations as shown in the ‘plugged tee” .
or ‘plugged cross” detail, these were crossed off of the detail for the thrust
block installation.

* Need Street Light Detail.
Not Accepted-Provide photometrics and specifications.

Photometrics are currently being completed and will be submitted under
Separate cover.

5. Separate Lot 8 from the detention basin.
Not Accepted

As noted previously, it is the intention of the plans to provide an easement over
the detention pond on Iot 8.

N:\04-239\Correspondence\tr082805.doc Paget1of4
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12. Provide detailed design for sidewalk connection for Jefferson Avenue to Carpenter Street
and provide easement of 7.5’ by moving retaining wall a few feet to the north.

The retaining wall has been slightly revised to provide 10.0" from the wall to the
properly line. This allowed for a 5’ wide limestone path to be installed as shown
on the revised plans. The sidewalk is contained within a 7.5’ sidewalk and utility
easement as shown on the Plat of Subdivision.

STORMWATER REVIEW COMMENTS

4. Provide outlot for detention basin, with provisions on the Plat for maintenance by the
property owner (homeowners association).

Not Accepted
* See comment from above regarding lot 8.

5. Relocate house on Lot8 a reasonable distance away from the high water level extent of
the detention basin. Foliow FEMA Bulietin 10-01 guidelines to ensure a basement that is
reasonably safe from flooding. The simplified method requires a 10-foot setback; a lesser
setback will require engineered filt and the engineer’s certification of design and as built
construction. Zoning code side yard setbacks will also apply with the creating of an outlot.

Not Accepted-Provide additional design details and applicable professional and
structural engineer’s certifications.

* As discussed with Jon Hall, we would intend on providing the required
documentation as found in FEMA Technical Bulleting 10-01 once the Village
approves the current configuration of the siteplan, and upon receiving a building
footprint for lot 8. CML believes that any work which is done to meet these
requirements at this time wiil most likely need to be re-done once the actual
building is located on the lot.

6. Redesign overland drainage swales to be contained within easements.

Not Accepted - PW staff will work with the developer/engineer to further refine
swales and consider options for increasing usable rear yard areas.

+ CML welcomes any input the PW staff has regarding the overland swales and
will work with staff to the full extent possible.

18. Provide water quality best management practice for Brookbank Road and Jefferson
Avenue runoff in the parkway south of EX1.

Not accepted — Need filtering structure

s Caich Basin SD-1 has been replaced with an “ADS Storm-Pure” structure, which
fifters the water as it drains into the structure. .

19. In detention a basin extend the rock swale to inflow and outflow structures and provide
cross-section detail for this rock swale.

Not accepted — Realign swale to edge of basin to allow general use of the basin.
e The rip rap swale has been relocated as directed.

NA4-230CorrespondenceWro92805.doc Page 2 of 4




GRADING COMMENTS _
21. Slope East of Brookbank Road shall not exceed 25% (for maintenance purposes).
Not accepted — (Revise sidewalk cross-slope to 2% also)
e The sidewalks have been revised as requested.

24. Add swales between lot2 & 3and 5 & 4.

Not accepted — PW staff will work with the developer/engineer to further refine
swales and consider options for increasing rear yard areas.

»  CML welcomes any input the PW staff has regarding the overland swales and
will work with staff to the full extent possible.

WATER DIVISION REVIEW COMMENTS
2. Details:
» Plugged Tee thrust block installation details need to be changed or eliminated.

Not Accepted-Thrust block details need to be included with a change in the
original Plugged Tee Thrust Block detail submitted

CML met with the Village Public Works staff, and because the project
does not contain any watermain situations as shown in the “plugged tee”
or ‘plugged cross” detail, these were crossed off of the detail for the thrust
block installation.

ADDITIONAL WATER DIVISION COMMENTS

« Al water services should be stubbed out to 1% “ Type K Copper and noted on
ptan showing all B-Box locations.

All water services are stubbed to 1-1/2” Type K copper, and alf B-Boxes are
shown.

» Al water services along Jefferson should be installed as 1% “ K Copper with a
new Roundway and B-Box and be noted on the plan

The utility plan has been revised as requested.

TRAFFIC REVIEW COMMENTS:
4. More Streetlights are required.

Not Accepted-Provide photometrics to determine if the proposed numbers of
streetlights are adequate.

A revised street light detail with manufacturer specs has been included. This
detail will not emit light 360 degrees, but will shine down onto the roadway ROW.
Photometrics are currently being completed and will be fumished under separate
cover.
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If you should have any questions or comments regarding the above mentioned information,
please do not hesitate to give me a call.

Sincerely yours,
C.M. Lavoie& Associates, Inc.

Brad L. Hartjes, P.E.
Project Manager
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C. M. Lavoie & Associates, Inc. :

Consvulting Civil Engineering _
Land Planning & Surveying October 10, 2005

Mr. Keith Sbiral

Village of Downers Grove
Planning & Community Development

801 Burlington Avenue RECE 'VE D
Downers Grove, IL 60515

OCT 1 1 2005
RE: Nelson Meadow Plannin
West Side of Carpenter Street né’vg?" Community
Downers Grove, IL Opment

Dear Mr. Sbhiral,

Pursuant to a request from Mr. Jeff O’Brien of the Village of Downers Grove, C. M. Lavoie &
Associates is submitting three (3) additional ptan sets of the Final Site Improvement Plans last
revised September 26, 2005, prepared by C. M. Lavoie & Associates. Also included for further
review are the following items.

» Photometrics Plan dated October 6, 2005, prepared by C. M. Lavoie & Associates.
¢ Catalog cut sheets for lighting
+ Revised PondPack V9.0 detention calculations

The revised Pondpack calculations indicate that the slight revisions to the wall, which include
moving a small portion along the west side of the wall from 7.5’ to 10’ away from the property
line, do not impact the HWL of the pond nor the release from the pond.

The photometrics follow the requirement of the Village for a 100 W H.P.S. with cut-off optics.
The required mounting height of 25 ft. is being used. The light pole locations are as indicated
from Village review. The pole used on Carpenter Street is proposed to be on a wooden ComEd
type pole as is the character of the other poles along Carpenter. The height will be 25 ft. ‘

If you should have any questions or comments regarding the above mentioned information,
please do not hesitate to give me a call.

Sincerely yours,
C.M. Lavoi Associates, Inc.

Brad L. Hartjes, P.E.
Project Manager
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Staff Comments
(Previous Plans)
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INTEROFFICE CORRESPONDENCE
DEPARTMENT OF PUBLIC WORKS

TO: Keith R. Sbiral, AICP, Planning & Community Development

FROM: David H. Barber, P.E., Director of Public Works

BY: Michael D. Milletie, P. E Asst. Director of Public Works — Engmeenng
Jonathan C. Hall, P.E., Development Engineer

DATE: September 2, 2005

RE: Planning / Zoning Request
Proposed Nelson Meadow Subd:ws:on
Public Works Department — 4™ Review

Documents Reviewed:

> Letter dated June 3, 2005 from CM Laveoie & Associates, Inc. to Mr, Keith Shiral
with attachments of Storm Sewer Computation Sheet, Stonmwater Facilities.
Engineer’s Opinion of Probable Cost Final Engineering, Letter dated June 1,
2005 to CM Lavoie from Luay Aboona

Letter dated August 9, 2005 from CM Lavoie to Christopher B. Burke Engineering
Letter dated August 9, 2005 from CM Lavoie to Keith Sbiral (VDG - Planning)
Final Plat of Subdivision dated June 2, 2005

Site Improvement Plans dated August 8, 2005

Drainage Exhibit dated 8/5/05

YV VVY

Attachments:
» CBBEL review dated September 2, 2005

Public Works Review Summary:

Division Representative Date Conclusion Comments
' included
Engineering M. Millette 6-30-05 See Updated Comments X
Stormwater J. Hall 9-01-05 | See Updated Comments X
Water D. Bird 6-29-05 | See Updated Comments X
Traffic D. Fera 5-06-05 | See Comments X
Forestry K. von der Heide 7-01-05 | See Comments X
Drainage J. Tucker 7-01-05 | No Comment )
/Pavement '
Findings:

The Public Works Department concurs with placement on the Plan Commission
agenda.

Page 1 of 12
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Public Improvement / Exception Summary

ltem | Improvement Location Requested PW Staft
No. Exception Recommendation
1 | Right-of-way Jefferson Provide 33 half- | Negative.
Ave ROW dedication | Recommend 35-
(north) in lieu of | foot dedication to
code . | match Jefferson
requirement of | west of
- 35 Brookbank.
2 | Right-of-way Brookbank | Provide 66’ Concur
Rd ROW in lieu of
code
requirement of
70
3 | Right-of-way Nelson Ct Provide 66’ Concur.
ROW in lieu of
code
requirement of
70
4 | Sidewalk Carpenter | Omit Concur provided
Street construction of | standard fee is
sidewalk {entire | paid in lieu of
project limits) sidewalk.
Sidewalk exists
on the east side of
Carpenter.
5 | Sidewalk Brookbank | Omit sidewalk Concur.
Road (new) | on west side
only
7 | Sidewalk / Path Projection | Compacted Concur.
of Jefferson | limestone
ROW screening path
adjacentto | in lieu of
Campenter | sidewalk and
street extension
8 | Street lights Carpenter | Omit Negative
9 [ Detention basin Locate on Negative
residential ot in
lieu of outlot
10 | Pavement widening Carpenter | Omit Concur with fee in
lieu,
11 | Concrete curb / gutter | Carpenter | Omit Concur with fee in
, lieu.
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Public Works Department Review Details (from 7/1/05):
(Updated status in bold italics)

Engineering Review Comments:

1. Update benchmarks.
Accepted

2. Provide existing site plan showing easements, R.O.W, propenrty line, utilities,
contours, house structures, trees, and rim/invert elevations.
Accepted

3. General Notes:

« Should be specific to Village Of Downers Grove standards and
specifications.
Accepted

+ Storm Sewer and Storm Water Detehtion:
i. General numbers 2, 3, and 4 are unclear.
Accepted

ii. Sewer Pipe Class is incorrect.
Accepled

ii. “ABS” pipe is no longer appropriate to use for Material Specification
Accepted

iv. Added Comments
» In section, Sewer Pipe Joints of Storrn Sewer and Stroim .
Water Detention, use “self locking” pre-formed rubber gasket
joints.
Accepted

» In section, Sewer Pipe of Storm Sewer and Storm Water
Detention, note the use of SDR26 for sump pumps placed in
R.OW. :

Accepted

¢ Fire Hydrants general notes are unclear.
Accepted
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4. Details: : -

. “Update PCC sidewalk detail to state ADA.
Accepted

e« Wire mesh is not needed in drive entrance detail.
Accepted

e Update restrictor detail.
Accepted

» Typical pavement section number 4 should be extended to show prime
coat to be placed between 3 and 5.
Accepted

e FPlugged Tee and piugged cross thrust block instaliation details are to be
changed.
Not Accepted — Thrust block details need to be included with a
change in the original Plugged “Tee” Thrust Block detail submitted

* Water and sewer separation detail in the vertical direction should be
excluded. This should only be used as a last case scenario, which isn't
the case for this project.

Accepted

» Fire hydrant and valve details are not up to date.
Accepted

¢ Retaining wall details need to be included
Accepted

¢ Casing detail needed for watermain when crossing sewer lines.
Accepted

¢ Need Street light detail.
Not Accepted — Provide photometrics and specifications.

5. Separate Lot 8 from the detention basin.
Not Accepted

6. Show details / profiles for water / sanitary / storm pipe crossings.
Accepted

7. Provide missing north arrow and scale on Sheet 8 of 10.
Accepted
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8. Provide a Plat of Subdivision for review. -
Accepted

Additional Engineering Comments

9. Verify minimum setbacks with Planning Depariment.
Accepted

10.Provide sidewalk along the East side of Brookbank Road.
Accepted -

11.Add lot humbers to Plat of Subdivision.
Accepted

12.Provide detailed design for sidewalk connection for Jefferson Av. to Carpenter St
and provide easement of 7.5’ by moving retaining wall a few fest to the north.
Not Accepted

13.Change the 7.5’ drainage and utility easement on the east side of Brookbank Rd.
to 10’ as it is drawn on the plat.
Accepted

Stormwater Review Comments:

1. Consider a terraced retaining wall design for safety.
Accepted (Applicant chose not to implement.)

2. Revise overflow weir to provide for at least one (1) foot freeboard during an
overflow condition (1.0 cfs per acre flow through weir):

[TOP OF BERM ELEV] — [HWL + FLOW DEPTH ABOVE WEIR] >= 1.0 FEET
Accepted

3. Provide easement for storm sewers and overland drainage along property lines
(generally 10 feet along rear and 5 feet along side propenrty lines in addition to
easements required for stormwater detention, overland stormwater
conveyance, and general utility service).

Accepted

4. Provide outlot for detention basin, with provisions on the Plat for maintenance
by the property owner (homeowners association).
Not Accepted

5. Relocate house on Lot 8 a reasonable distance away from the high water level
extent of the detention basin. Follow FEMA Bulletin 10-01 guidelines to ensure
a basement that is reasonably safe from flooding. The simplified method
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10.
11.
12.
13.
14,

15.

requires a 20-foot setback; a lesser setback will require engineered fill and the
engineer's certification of design and as-built construction. Zoning code side
yard setbacks will also apply with the creation of an outlot.

Not Accepted — Provide additional design details and applicable
professional and structural engineer’s certifications.

Redesign overland drainage swales to be contained within easements.

Not Accepted - PW Staff will work with the developer / engineer to

further refine swales and consider options for increasing usable rear yard
areas.

Provide notes detailing embankment construction specifications for the
detention basin.
Accepted

- Identify on the grading plan and on the eresion contrel plan ail trees which may

be considered worth saving by the owner / developet. Clearly delineate a “no-
disturbance” zone around each tree that is appropriate for the size and species
and consistent with Village forestry standards. For example, the existing
mature tree line along the southem property line couid be incorporated to
enhance the site’s landscaping, but this would require grading plan revisions in
the vicinity of the detention basin.

Accepted

Revise grading south of the detention basin to create a smoother transition
from the proposed beimm to the existing neighboring lot.
Accepted

Provide ditch checks along Carpenter Street.
Accepted .

Provide narrative of permanent water quality BMPs.
Accepted

Provide seeding / planting plan for the detention basin.
Accepled

Eliminate sump from SA7.
Accepted

Change SA5 to a catch basin with open grate.
Accepted

Change structure SAG to open grate to intercept drainage and lower rim
elevation to capture overiand flow.
Accepted
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16.

17.

18.

19.

Reduce height of detention basin for safety. -
Accepted - Added decorative fence / handrail

Show proposed finished grades of all structures foundation comers.
Accepted

Provide water quality best management practice for Brookbank Rd. and
Jefferson Av. runoff in the parkway south of EX1.
Not Accepted - Need filtering structure

In detention a basin extend the rock swale to inflow and outflow structures and
provide cross-section detail for this rock swale.

Not Accepted — Realign swale to edge of basin to allow general use of the
basin.

Grading Comments

20.

21.

22.

23.

24.

Storm water detention basin slope appears to be 3:1, this may be to steep for
maintenance. We recommend a slope of no less than 4:1 for mowable turi.
Accepted

Slope East of Brookbank Rd. Shall not exceed 25% (for maintenance

purposes).
Not Accepied -~ (Revise sidewalk cross-slope to 2% also)

Longitudinal slop of sidewalk on Brookbank Rd. should not exceed 5%.
Accepted

Around the perimeter of each structure there must be a minimum area of 5’ in
width to drain away from structure (specific areas to be looked at are: north of
lots 1, 3,4, 6, 11, northwest of 5, west of 8, and between 1 &2).

Accepted

Add swales between lot2 & 3and 5 & 4.
Not Accepted - PW Staff will work with the developer / engineer to further
refine swales and consider options for increasing usable rear yard areas.

Refer to CBBEL review for additional stormwater review comments. Advise the
petitioner that building permits shall not be issued prior to completion of the stormwater
detention and conveyance systems (as-built survey and volume calculations required).

Water Division Review Comments:

1. General Notes:

» Fire Hydrant should be noted as a Waterous WB-67
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Accepted —

Curb box should be noted as a Tyler 95-E
Accepted

2. Details:

Plugged tee and plugged cross thrust block installation details are to be
changed eliminated.

Not Accepted — Thrust block details need to be included with a
change in the original Plugged Tee Thrust Block detail submitted

Water and sewer separation detail in the vertical direction should be
excluded. This should only be used as a last case scenario, which isn't
the case for this project.

Accepted

Fire hydrant and valve details are te up to date.
Accepted

Casing detail needed for watermain when crossing sewer lines.
Accepted

3. Utility Plan:

All new water main installed must be a minimum of 8” ductile iron.
Accepted

Replace valve at the End of Brookbank to pressure test against.
Accepted

Install new 8” water main from Brookbank South to Jefferson.
Accepted

Connection at Carpenter will have to be cut in. No pressure tap.
Accepted

Install new 8” main from Jefferson East to Carpenter Street.
Accepted

There should be an additional valve at the tee at Brookbank & Jefferson.
Accepted '

A piece of 8” water main should be extended across the intersection of
Jefferson & Brookbank for future replacement of the Brookbank main.
Accepted

Install 8” main into cul-de-sac in a straight line to eliminate bends. -
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Accepted

o All valves should be installed in 5™ valve vaults with marked lid.
Accepted

e Hydrants must be installed every 300" apart.
Accepted

e One hydrant will be required in the cul-de-sac. Note locations of all B-
Boxes.
Accepted

¢ Circle and note all water & sewer crossings where casing is required.
Accepied

o Ali water services should be stubbed out with 1.5” K Copper.
Accepted

Additional Water Division Comments

« Add gate valve at the North end of Brookbank and South ehd of Carpenter
in 5’'valve vaults.
Accepted

« Replace 6" watermain along Jefferson to 8” connecting Brookbank to
Carpenter.
Accepted

» Add another valve at the Tee of Brookbank and Jefferson on the East
side.
Accepted

» Change clow with the word waterous in the Material Specifications and
Details, number 10.
Accepted

« Change 60” to 72" in the Material Specifications and Details, number 11.
Accepted

o All water services should be stubbed out to 1 %” Type K Copper and
noted on plan showing all B-Box locations.

+ All water services along Jefferson should be installed as 1 12” K
Copper with a new Roundway and B-Box and be noted on the plan.
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Traffic Review Comments:

1. Exténd Brookbank Road South to Jefferson Avenue.
Accept

2. Sidewalk fee is to be applied to Carpenter Street frontage unless otherwise
constructed concurrently with the home developments.
Accept

3. Provide ramps needed for sidewalks in truncated dome.
Accepted

4. More streetlights are required.
Not Accepted — Provide photometrics to determine if the proposed
numbers of streetlights are adequate

5. Street widths are incorrect.
Accepted

6. Consider adding island in cul-de-sac.
Accepted

7. Cut the South cul-de-sac out making only a 90° tumn.
Accepted

8. Manhole elevations along Jefferson and Carpenter are questionable.
Accepted

Additional Traffic Comments:

1. Suggested handhole on the Southeast side of Brookbank and Jefferson
connection to existing street light controller on the Southwest side of intersection.
Accepted

Forestry Review Comments:

1. Revised plan sheets indicate which trees will be preserved and which ones will
be removed. Currently along Carpenter Street there are two silver maples in
acceptable condition in the parkway. These will both need protection and
fencing installed around their stem per Municipal Code 24-7. The grading plan
on page 8 shows that essentially the grade will remain the same around these
trees and with adequate fencing and no soil disturbance around their stems,
these 2 trees can be preserved. New water and sanitary connection will both
need to be outside the tree protection fencing. As permits for each house are
applied for, staff will review water and sanitary locations in relation to the 2
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2.

existing trees and the dimensions of the tree protection fence before a permit
is issued. '

Revised plans now show which trees will be preserved and which will be
removed where Brookbank is to be a through street, and tree locations are
included on the grading plan on page 8. Along Brookbank, most of the trees
are black locust in fair to poor condition with stem decay and obvious
deadwood. If the street were installed in the middle of the proposed right-of-
way, most of the trees would need to be removed. Any irees listed as being

preserved may not realistically survive depending on the exact position of the =~~~

road edge and the amount of root severing which will occur when the road and
curb are installed. Two hawthorns currently listed as being preserved (trees
774 and 775) should also be removed due to their poor form, decay and
closeness to the curb where it appears they will need to be pruned back
sharply to clear the new road. From a forestry prospective, black locust is not
one of the grealest trees, and when combined with existing decay and branch
problems, removal and replanting with superior tree specimens-is a better
alternative than preserving the black locust. As a compromise, staff would
like to observe the trees proposed for preservation in the middle of Brookbank
first before requiring their removal. If as construction progresses and tree
preservation looks unlikely, then removal would be needed. For the north and
south portions of the west side of Brookbank where trees will be removed, 6
additional tree plantings will be required in addition to the 30 new tree
plantings mentioned in previous plan reviews (discussed in number 3).

. Along the north side of Jefferson and the cul-de-sac, the east and west sides

of Brookbank and the west side of Carpenter, new parkway tree plantings shall
be required. To complete the subdivision, the number of parkway trees
required is 36. For simplicity and to ensure acceptable tree selections, the
Forestry Division will install the trees as the lois are completed provided the
developer pays for the trees in advance. Tree costs have been calculated
based on 2005 Suburban Tree Consortium prices plus an administrative
charge, and are listed below. Subject to availability and planting season, the
Forestry Division may choose to substitute other appropriate tree species for
approximately the same cost.

ies {size 2" B&B Quantity ___Unit Cost Extended Cost
Freeman Maple 7 $270.60 $1894.20
Pear 7 $263.40 $1843.80
Hackberry 7 $270.60 - $1894.20
Honeylocust - 7 $265.80 $1860.60
Swamp White Oak 8 $293.40 $2347.20
Total Cost $9840.

4. South of the properiy line south of the detention area is a row of black walnuts
which are in good condition. To ensure survival, all work must remain north of
the property line and not trespass at anytime.
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Pavement Division Review Comments:

No comments or concems at this time.

c: PW Division Managers
D. Rosenthal, Director of Code Services
A. Hightower, Stormwater Management Engineer
S. Connell, Administrative Secretary
L. Sup, CBBEL (via fax}
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I -t S R T D PUBLIC WORKS DEPT. 638 434 5495

CHRISTOPHER B. BURKE ENGINEERING, LTD.
9575 West Higgins Road » Sulte 800 = Resomont, llinois 300184920 » TEL (847) B23-0500 « FAX (847) 823-0520

September 2, 2005

Village of Downers Grove

Public Works Department - Engineering
5101 Walnut Ave.

Downers Grove, IL 60515

Attention: Jon Hall, PE

Subject: 5P Stormwater Management Review for Nelson Meadow Subdivision
(CBBEL Project No. 01-5288263)

Dear Mr. Halk

Christopher B. Burke Engineering, Ltd. (CBBEL) has reviewed the following
documents:

1. Stormwater Permit Application for Nelson Moadow, prepared by C.M. Lavoie &
Associates, Inc., dated January 24, 2005, revised April 12, 2005.

2. Proposed Site improvements for Nelson Meadow, prepared by C.M. Lavoie &
Associates, Inc., dated January 24, 2005, revised April 12, 2005, revised June 2,
2005, revised July 1, 2005, revised August 8, 2005.

3. Comment Response Letter for Nelson Meadow Subdivision, prepared by C.M.
Lavoia & Associates, Inc., dated August 8, 2005

4, Storm Sewer Computation Sheet and Runoft Calculstions for Jefferson Avanue,
prepared by C.M. Lavoie & Associates, Inc., dated Avgust 5, 2005.

Proj tlon

The proposed project consists of building a 12-lot subdivision with & dry-bottomn
detention basin. The project site is approximately 4.8 acres.

CBBEL has reviewed the plans and finds the project to be In subsiantial
confc_mnaneo with the Downers Grove Stormwater and Flood Plain Ordinance
(Ordinance #4271). This review did not include the review of utility installations or
connections. The site improvement ares does not contain Localized Poor Drainage
Area (LPDA). Floodplain and riperian area are locafed just southeast of the
property site with a 100-year Base Flood Elevation (BFE) of 744, A wetiand was
:d.enhﬁed‘more than 100 feet south of the property. The proposed project does not
disturb this wetland or Roodplain. The site runoff does not overflow to the wettand.

P.82-83
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CBBEL recommends approval of Nelson Meadow Subdivision contingent on
revisions to the grading plan west of the detention basin. it appears that the 753
contour can be revised to direct additional overland flow to the detention basin. This

approval Is contingent on Village review of the grading changes. The applicant
should be aware that additional grading issues will most likely be addressed during
individual lot review.

" An advance copy of this letter may ba provided to a permit applicant as a Village
sarvice to expedile the review and response process, but it does not include 2
comprehensive review from tha Village of Downers Grove.

The applicant should be reminded that cerain issues are reviewed only by the
Village, and that the final responsibility for interpretation of the Vilage Code rests
with the Village. The applicant should expect to receive additional review comments
from the Public Works Departmant, Code Services Depariment, and the Planning
and Community Development Depariment as applicable.

Sincerely,

Thawsto . Pkt

Thomas T. Burke, PhD, PE
Head, Water Resources Section ll|

Cc.  Brad Harfjes, C.M. Lavoie & Associates, Inc.
Joel Anderson - Joel Anderson Homes
Alicia Humphries - Village of Downers Grove

L78
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DOWNERS GROVE FIRE DEPARTMENT
PREVENTION DIVISION

801 Burlington Ave., Downers Grove, IL. 60515
. Phone: 630-434-5983 Fax: 630-434-5593

RECENED
AUG 2 4 2905

Plannin
9and Com :
De"e‘ﬂmmen;n vty

PLAN REVIEW COMMENTS

August 23, 2005

B

KEITH SBIRAL _
PLANNING & COMMUNITY DEVELOPMENT

RE: Jefferson Avenue and Brookbank Koad
Proposed 12 Home Subdivision

Pursuant to a recent plan review of the above referenced submission, | have the
following comments:

Fire Hydrants

1. Fire hydrants shall be placed approximately 300 feet on center.

2. No portion of a structure or building shall be over 300 feet from a fire hydrant.

3. Water mains are to be sized to accommodate an automatic fire extinguishing
system.

Fire Lanes

1. Fire lanes providing one-way travel shall be a minimum of 16 feet in width. Fire
lanes with two-way travel shall be a minimum of 24 feet in width.

2. Atleast 13 feet 6 inches nominal vertical clearance shall be provided and
maintained over the full width of the fire lane.

Municipal Type Water Systems

1. For a required fire flow exceeding 1,500 gpm the water supply system shall be
capable of delivering that fire flow for at least two (2) hours at 200 psi. For all
other required fire flows, the water supply system shall be capable of
delivering the required fire flow for at least one (1) hour at 20 psi.
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2: Fire hydrants shall be supplied by not less than six. inch (6”) diameter main
installed on a looped system or by not less than an eight inch (87) diameter
main if the system is not looped or the fire hydrant is instailed on a dead-end
main exceeding 300 feet in length.

3. Dead-end mains shall not exceed 600 feet in length for main sizes less than
10 inches in diameter. _

4. The contractor or installer of water supply systems in planned building groups
shall demonstrate by actual test that the capacity of the water system will meet
fire protection design requirements. Such tests shall be certified by the Fire

Department.

Roadways

1.

Roadways shall be constructed of a hard, all weather surface designed to support
adequately the heaviest piece of fire apparatus likely to be operated on the
roadway.

Roadways shall have a minimum clearance of 12 feet for each lane of travel,
excluding shoulders and parking. Provisions shall be made for factors that could
impinge on minimum width for example, drainage, snow removal, parking and
utilities.

Grades shall be not more than ten percent (10%).

Grades shall be not less than 0.5 percent (0.5%) in order to prevent pooling of
water in a traveled way.

Any secondary road intersecting with another road shall be sloped one percent
(1%) to three percent (3%) down and away from the intersection for a distance of

100 feet from the intersection.

if you have any questions or if | can be of any assistance, please do not hesi{ate to call
me at (630) 434-5983.

Sincerely,

FIRE PREVENTION BUREAU

Sillio 4 Peiisrnd

William A. Mierzejewski
Fire Marshal
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Michael C. Wiedel, P.C.

Richard F. Hudzik, P.C.
James F. Russ, Ir,, PC.t

Michael G. Philipp, P.C.

Beth A. Indelicato™®

WIEDEL, HUDZIK, RUSS & PHILIPP

A Partnership of Professional Corporations
Attomneys & Counselors
- 7 4915 Main Strect ' -
PO. Box 578
Downers Grove, IHinois 60515

September 7, 2005

Telephone 630/969-2300
Fax 630/969-1342

tAlso Licensed in Wisconsin
* Also Licensed in California

Mr. Alan Jirik, Chairman

Village of Downers Grove Plan Commission
801 Burlington

Downers Grove, IL 60515-4776

Dear Chairman Jirik:

Application for final plat approval has been submitted for property located on the east side of
Carpenter Street south from Blanchard Street between Carpenter Street and Brookbank Road
immediately north of Jefferson Avenue in Downers Grove, Illinois. The proposed project is for an
cleven (11} lot subdivision. The property is currently zoned R-3 and all lots of said subdivision will
meet or exceed all of the bulk criteria for lot width, lot depth and lot area of the Village of Downers
Grove R-3 Zoning District. There are, however, a few exceptions which are requested from the
Subdivision Control Ordinance, and they are as follows:

1. An exception to Chapter 20, Section 303(d)(3), which requires full width right-of-
ways along Brookbank Road, Jefferson Avenue, Carpenter Street and Nelson Court are being
requested. Under Chapter 20-303(d)(3), a right-of-way width of 70 feet is required and a pavement
width of 30 feet is required. We are requesting an exception from the right-of-way requirement as
Brookbank, Carpenter and Jefferson west of Brookbank currently exist with rights-of-ways of 66 feet
as opposed to the 70-foot right-of-way required pursuant to the subdivision control ordinance. The
Village Engineering Department appears to be in agreement that the Brookbank, Jefferson, Carpenter
and Nelson Court should remain at 66-foot rights-of-ways.

2. Pursuant to Chapter 20, Section 401, of the Village Subdivision Control Ordinance, public
improvements as listed must be provided with regard to any subdivision plat. We will be in
compliance with public improvement requirements with the following exceptions:

(a) Jefferson Street - A 33-foot right-of-way on the north half of Jefferson Street
will be dedicated. (A 2-foot exception from the required 35-foot right-of-way dedication is
being sought per Public Works/Engineering staff.) Full public improvements will be made
including, but not limited to, pavement width, curb and gutter, sidewalks, parkway trees and
street lights to the currently non-existent north haif of Jefferson easterly of Brookbank.

(b) Nelson Court - Full public improvements will be made with the exception of
the right-of-way width. (A 66-foot right-of-way dedication verses a 70-foot right-of-way




Page 2 -
9/7/2005

dedication per Public Works/Engineering staff.) A full width cul-de-sac right-of-way (i.e.,
120-foot diameter per the Subdivision Control Ordinance) will be provided. All curbing
within the cul-de-sac will be mountable three inch rounded curb. It provides for a much
cleaner more consistent look along the cul-de-sac and avoids the requirement of multiple curb
cuts at every driveway along the cul-de-sac.

{c) Brookbank Road - Currently, there is a 33-foot dedicated, but unimproved,
right-of-way north of Jefferson. We will dedicate the easterly haif of the right-of-way at 33
feet in order to accomplish a 66-foot right-of-way and will improve the full right-of-way
width up to and including the curb and gutter to the west side of Brookbank as is required by
the Subdivision Control Ordinance. (A 66-foot right-of-way dedication verses a 70-foot
right-of-way dedication per Public Works/Engineering staff.)

(d) Carpenter Street - No public improvements are being proposed for Carpenter
Street as sidewalk exists on the east side of Carpenter Street only. Carpenter Street does not
currently have curb and gutter and has a 66-foot right-of-way dedication. We are seeking to
maintain Carpenter Street in its current rural/country character.

According to Chapter 20-602(c), “An exception shall be recommended by the Plan
Commission only if it finds that there are practical difficulty or particular hardship in the way of
carrying out the strict letter of the provisions of this Chapter.” The Plan Commission may consider
the following factors in determining practical difficulty or particular hardship:

1. The extent to which the proposed exception impacts on the value or reasonable use of
surrounding properties.

We believe that all of these exceptions will have no impact on the value of the surrounding
properties nor the reasonable use of the surrounding properties. These properties will be
developed consistent with R-3 single family zoning, which is consistent with the surrounding
area. The value of the proposed subdivision homes will be comparable to or exceed the value
of the existing homes in the surrounding area.

2. Whether the exception is consistent with the trend of development in the area and the
surrounding uses.

The exceptions requested are the result of various existing conditions of public improvements
i.e., Carpenter being a mral style road, curb and gutter only on the south side of Jefferson
Avenue, and existing right-of-way widths. Permitting development of their site with the
exceptions requested will complete the existing half street on Jefferson Avenue and will
complete a traffic and pedestrian linkage between Blanchard and Jefferson. The exceptions
will maintain the rural nature of Carpenter Street.

3. The characteristics of the property which support or mitigate against the granting of
the exception.
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Permitting development of this site with exceptions will complete an existing half street on
Jefferson Avenue. Again, it will complete the street and pedestrian linkage between
Blanchard and Jefferson to fulfill the neighborhood plan and will maintain the rural nature of
Carpenter Street. '

4, Whether the exception is in conformance with the general plan and spirit of this
chapter.

We believe that all of these exceptions will be in conformance with the general plan and spint
of this chapter. We believe that these exceptions wiil allow adequate vehicular and pedestrian
improvements while respecting the neighborhood plan by getting rid of an exceptionally long
dead-end road, i.e. Jefferson and completing the linkage between Blanchard and Jeflerson by
extending Brookbank Road.

5. Whether the exception will alter or be consistent with the essential character of the
locality.

Exceptions are being pursued in order to maintain consistency with a variety of characteristics
in this area. Depending upon which side of the property is being discussed, various
characteristics exist. Public improvements and right-of-ways will be consistent with how this
area has been developed. :

6. Whether the property in question cannot yield a reasonable return if permitted to be
used only under the conditions allowed by the regulations governing the district in which it is located.

These exceptions will have no impact on the reasonable return of this property. These
exceptions are requested from the perspective of practical difficulty as the petitioner desires to
maintain the essential character of the area and to blend this development with ihe character of
this area.

This development, we believe, will be of benefit to the community and will blend well with
the existing area. We are seeking a positive recommendation to our Petition for Final Subdivision
approval. _

Sincerely,

WIEDEL, HUDZIK, RUSS & PHILIPP

F. Russ, Jr.

JFR/brd




C. M. Lavoie & Associafes, Inc.

Consulting Civil Engineering _
Lond Planning & Surveying August 9, 2005

Mr. Keith Sbiral

Village of Downers Grove

Planning & Community Development
801 Burlington Avenue

Downers Grove, IL 60515

RE: Nelson Meadow
West Side of Carpenter Street
Downers Grove, IL

Dear Mr; Sbiral,

Pursuant to the review comments from the Village of Downers Grove dated July 5, 2005, and
from Christopher B. Burke Engineering, Ltd. dated July 29, 2005, the Final Engineering Plans
for the Nelson Meadow have been revised. Please find enclosed the following documents for
your review and approval.

» Four sets of Final Site improvement Plans last revised August 8, 2005, prepared by C.
M. Lavoie & Associates.

+ Final Plat of Subdivision last revised August 8, 2005, prepared by C. M. Lavoie &
Associates.

= Four copies of Engineer’s Opinion of Probable Costs last revised August 8, 2005,
prepared by C. M. Lavoie & Associates.

» Four copies of Storm Sewer computation sheet last revised August 8, 2005, prepared by
C. M. Lavoie & Associates.

» Four copies of Hydraulic Grade Line computation sheet last revised August 8, 2005,
prepared by C. M. Lavoie & Associates.

The comments have been addressed as follows:
4. Details:
e Update Restrictor Detail.
Not Accepted-Utilize standard design detail Dwg. ST-1 (attached)
Village standard ST-1 has been included in the details.

* Plugged Tee and plugged cross thrust block mstallatlon details are to be
changed.

Not Accepted-Thrust block details need to be included with a change in
the original Plugged “Tee” Thrust Block detail submitted

The Thrust Block Detail has been included, when the Village indicates
how it wishes to “change” the original plugged tee thrust block detail, this

will be revised.
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» Need Street Light Detail.

Not Accepted-Eliminate decorative light fixture, ladder rest and flag
holder. Replace light fixture with one that does not emit light 360
degrees. Provide photometrics and specifications.

A revised street light detail with manufacturer specs has been included.
This detail will not emit light 360 degrees, but will shine down onto the
roadway ROW. Upon receipt of photometric requirements, these
calculations will be completed, and the specs may be slightly revised to
conform to Village standards.

5. Separate Lot 8 from the detention basin.
Not Accepted

As noted previously, it is the intention of the plans to provide an easement over
the detention pond on lot 8.

6. Show details/profiles for water/sanitary/storm pipe crossings.

Not Accepted-Revise “Lower” with “Encase” in your utility separation information
in the plan. (i.e. — Change “Lower watermain 10’ either side of crossing. Provide
watermain encasement.” With “Encase watermain 10°...")

Plans have been revised as noted.

12. Provide detailed design for sidewalk connection for Jefferson Avenue to Carpenter Street
and provide easement of 7.5’ by moving retaining wall a few feet to the north.

The retaining wall has been slightly revised to provide 7.5’ from the wall to the
property line. However, due to the location of the detention pond, as well as the
floodplain which exists at the southeast corner of the property, the construction of
a 5 ft. sidewalk does not appear to be a practical addition to the development.
Additionally, there is no sidewalk along Carpenter Street with which to connect
this sidewatk. The developer may be open to discuss other options along the
south property line between Carpenter Street and Jefferson Street.

13. Change the 7.5’ drainage and utility easement on the east side of Brookbank Road to 10/
as it is drawn on the plat.

Revised as noted.
STORMWATER REVIEW COMMENTS

4. Provide outlot for detention basin, with provisions on the Plat for maintenance by the
property owner (homeowners association).

Not Accepted
+ See comment from above regarding lot 8.
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5. Relocate house on Lot8 a reasonable distance away from the high water fevel extent of
~ the detention basin. Follow FEMA Bulletin 10-01 guidelines to ensure a basement that is
reasonably safe from flooding. The simplified method requires a 10-foot setback; a lesser
setback will require engineered fill and the engineer’s certification of design and as built
construction. Zoning code side yard setbacks will also apply with the creating of an outiot.

Not Accepted-Provide additional design details and applicable professional and
structural engineer’s certifications.

» As discussed with Jon Hall, we would intend on providing the required
documentation as found in FEMA Technical Bulleting 10-01 once the Village
approves the current configuration of the siteplan, and upon receiving a building
footprint for lot 8. CML believes that any work which is done to meet these
requirements at this time will most likely need to be re-done once the actual
building is located on the Iot.

6. Redesign overland drainage swales to be contained within easements.
Not Accepted

+ Overland drainage swales have been located within easements to the full extent
as possible.

8. Identify on the grading plan and on the erosion control plan all trees which may be
considered worth saving by the owner/developer. Clearly delineate a “no-disturbance”
zone around each tree that is appropriate for the size and species and consistent with
Village forestry standards. For example, the existing mature tree line along the southern
property line could be incorporated to enhance the site’s landscaping, but this would
require grading plan revisions in the vicinity of the detention basin.

Not Accepted-Address tree protection south of the detention basin

» A consilruction fence will be installed to prevent construction from impacting the
trees south of the property near the detention pond. This is at the request of the
Village Forester. (See note below).

ADDITIONAL STORMWATER REVIEW COMMENTS
13. Eliminate sump from SA7.
e SA7is now a manhole, with no sump.
14. Change SAS5 1o a catch basin with open grate.
» SA5 /s now a caich basin

15. Change structure SA6 to open grate to intercept drainage and lower rim elevation to
capture overland flow.

» SAG6 now has an open grate and has been lowered to catch overiand flow.
16. Reduce height of detention basin for safety.

* A handrail has been added behind the wall to provide safety. The developer
proposes an approximately 427 to 48" handrail. If any further permits are
required for this please notify the developer, and the permit will be applied for.

17. Show proposed finished grades of all structures foundation comners.

o Completed
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18. Provide water quality best management practice for Brookbank Road and Jefferson
Avenue runoff in the parkway south of EX1.

» Much of the site stormwater is conveyed via overland flow, which drastically
reduces the amount of sift or sediment which will iow into the storm sewer
system. Caich Basins have been installed fo provide settlement of sediment as
well.

19. In detention a basin extend the rock swale to inflow and outflow structures and provide
cross-section detail for this rock swale.

e There is now a rip rap swale from the inlet on the west side of the ponds to the
outlet.

GRADING COMMENTS

20. Storm water detention basin slope appears o be 3:1, this may be to steep for
maintenance. We recommend a slope of no less than 4:1 for mow-able turf.

* As this will be owned and maintained by the single private owner of lot 8, we
have kept the grading of the detention pond side slopes unchanged. The slopes
as shown are 3.5:1 along the north and west side of the pond, and 3:1 along the
east side.

21. Slope East of Brookbank Road shall not exceed 25% {for maintenance purposes).
» The slope has been revised as requested.

22. Longitudinal slop of sidewalk on Brookbank Road should not exceed 5%.
¢ The sidewalk slope is a maximum of 5%.

23. Around the perimeter of each structure there must be a minimum area of 5’ in width to
drain away from structure (specific areas to be looked atare: north of lots 1, 3, 4, 6, 11,
northwest of 5, west of 8, and between 1 & 2).

» The grading has been revised to provide area adjacent to the structure which will
flow away from the house. See grading plan.

24. Add swales between Lot2 & 3and 5 & 4.

* Due to the grade difference between lots 2 & 3 and 4 & 5, itis rot possible to
provide swales. However, the grading was revised to indicate that the side yard
swales will be extended around the house to pickup stormwater from the rear
yards.

' WATER DIVISION REVIEW COMMENTS
2. Details:
» Plugged Tee thrust block installation details need to be changed or eliminated.

Not Accepted-Thrust block details need to be included with achange inthe
original Plugged Tee Thrust Block detail submitted

The Thiust Block Detail has been included, when the Village indicates
how it wishes lo "change” the original plugged tee thrust block detail, this
will be revised.

N:04-23AComespondenceN080905 doc Page 4of 6




ADDITIONAL WATER DIVISION COMMENTS

» All water services should be stubbed out to 1% * Type K Copper and noted on
plan showing all B-Box locations. '

All water services are stubbed to 1-1/2" Type K copper, and all B-Boxes are
showrn.

» All water services along Jefferson should be installed as 1%z “ K Copper with a
new Roundway and B-Box and be noted on the plan

The utility plan has been revised as requested.

TRAFFIC REVIEW COMMENTS:
4. More Streetlights are required.

Not Accepted-Provide photometrics to determine if the proposed numbers of
streetlights are adequate.

A revised street light detail with manufacturer specs has been included. This
detail will not emit light 360 degrees, but will shine down onto the roadway ROW.
Upon receipt of photometric requirements, these calculations will be completed,
and the specs may be slightly revised to conform to Village standards.

FORESTRY REVIEW COMMENTS:

1. Revised plan sheets indicate which trees will be preserved and which ones will be
removed. Currently along Carpenter Street there are two silver maples in acceptable
condition in the parkway. These will both need protection and fencing installed around
their stem per Municipal Code 24-7. The grading plan on page 8 shows that essentially
the grade will remain the same around these trees and with adequate fencing and no soil
disturbance around their stems, these 2 trees can be preserved. New water and sanitary
connection will both need to be outside the tree protection fencing. As permits for each
house are applied for, staff will review water and sanitary locations in relation to the 2
existing trees and the dimensions of the tree protection fence before a pemit is issued

» The current Village tree protection detail was added to the plans, and the
services were moved lo avoid the trees lo the fullest extent possible.

2. Revised plans now show which trees will be preserved and which will be removed where
Brookbank is to be a through street, and tree locations are included on the grading plan on
page 8. Along Brookbank, most of the trees are black locust in fair to poor condition with
stem decay and obvious deadwood. If the street were installed in the middle of the
proposed right-of-way, most of the trees would need to be removed. Any trees listed as
being preserved may not realistically survive depending on the exact position of the road
edge and the amount of root severing which will occur when the road and curb are
installed. Two hawthoms currently listed as being preserved (trees 774 and 775) should
also be removed due to their poor form, decay and closeness to the curb where it appears
they will need to be pruned back sharply to clear the new road. From a forestry
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perspective, black locust is not one of the greatest trees, and when combined with existing
decay and branch problems, removal and replanting with superior tree specimens is a
better alternative than pressing the black locust. As a compromise, staff would like to
observe the trees proposed for preservation in the middle of Brookbank first before
requiring their removal. If as construction progresses and tree preservation looks unlikely,
then removal would be needed. For the north and south portions of the west side of
Brookbank where trees will be removed, 6 additional tree plantings will be required in
addition 1o the 30 new iree plantings mentioned in previous plan reviews {discussed in
number 3). -

« The trees which the developer felt could be saved are shown to be preserved.
The developer is available to meet with the Forester prior to construction to
decide upon the removal of the trees in Brookbank.

3. Along the north side of Jefferson and the cul-de-sac, the east side of Brookbank and the
west side of Carpenier, new parkway tree plantings shall be required. To complete the
subdivision, the number of parkway trees required is 36. For simplicity and to ensure
acceptabie tree selections, the Forestry Division can install the trees as the lots are
completed provided the developer pays for the trees in advance. Tree costs have been
calculated based on 2005 Suburban Tree Consortium prices plus an administrative
charge, and are listed below. Subject to availability and planting season, the Forestry
Division may choose to substitute other appropriate tree species for approximately the
same cost.

» Noted.

4. South of the property line south of the detention area is a row of black walnuts which are in
good condition. To ensure survival, all work must remain north of the property line and not
trespass at anytime.

» A construction fence will be installed along the properly line to prevent any
construction from disturbing these trees.

If you should have any questions or comments regarding the above mentioned information,
please do not hesitate to give me a call. _

Sincerely yours,

C%& Associates, Inc.

Brad L. Harijes, P.E.
Project Manager
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C.M. LAVOIE & ASSOCIATES, INC.
633 ROGERS STREET
DOWNERS GROVE, ILLINOIS 60515

STORMWATER FACILITIES
ENGINEER'S OPINION OF PROBABLE COST

FINAL ENGINEERING
PROJECT NAME : NELSON MEADOW PROJECT MANAGER: BLH
LOCATION : WEST OF CARPENTER STREET DATE: 8/6/2005
DOWNERS GROVE, ILLINOIS
CLIENT NAME:  JOEL ANDERSEN HOMES PROJECT NUMBER: 04-239
PER PLANS LAST REVISED: B/8/2005
ITEM NUMBER DESCRIPTION QUANTITY UNIT _ UNIT PRICE AMOUNT
EARTHWORK

1 6" TOPSOIL STRIP AND STOCKPILE 10,000 sY $1.50 $15,000.00

2 CLAY EXCAVATION 4000 CY $2.00 $36,000.00

3 TOPSOIL RESPREAD 3,333 5Y $2.00 $6,666.00

ToTAL

STORM SEWER

4 12" CMP CULVERT PIPE 75 LF $15.00 $1,125.00

5 12* CMP END SECTIONS 6 EA $250.00 $1,500.00

6 12" RCP STORM SEWER 770 LF $18.00 $13,860.00

7 18" ACP STORM SEWER 156 LF $21.00 $3,276.00

15" RCP STORM SEWER 216 LF $23.00 $4,968.00

a 24" RCP STORM SEWER 101 LF $26.00 $2,626.00

g 12" RGP FES 3 EA $500.00 $1,500.00

10 24" RCP FES 1 EA $800.00 $800.00

11 MANHOLE TYPE A 3 EA $1,500.00 $4,500.00

12 CATCH BASIN TYPE A 1" EA $1,750.00 $19,250.00

13 CATCHBASIN TYPE C 2 EA $1,000.00 $2,000.00

14 RESTRICTOR STRUCTURE 1 EA $2,500.00 $2,500.00

15 TRENCH BACKFILL 50 cY $20.00 $1,000.00
ToTAL

EROSION CONTROL -
- 18 AIP RAP 40 sY $50.00 $2,000.00

17 POND LANDSCAPING (SOD) 3,333 sY $2.50 $8,332.50

18 RETAINING WALL 800 SF $30.00 $24,000.00

19 SILT FENCE 2,215 LF $1.50 $3,322.50

20 HAY BALES WITH FILTER FABRIC 1 EA $15.00 $165.00

21 STABILIZED ENTRANCE 1 LS $1,000.00 $1,000.00

TOTAL $38,820.00

GRAND TOTAL $155,391.00

5% CONTINGENCY $7,769.55

TOTAL PROJECT COST  $163,160.55

81172005 Stomwalter cost estimate 060205
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C.M. Lavoie & Associates, INC. \
Consulting Civil Engineering COMPUTATIONS
Land Planning & Surveying -

} 633 Rogers Street

Downers Grove, 1L 60515

_ voice: 630-434-2780

Jax:  630-434-2781
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C.M. Lavoie & Associates, INC.

Consulting Civil Engineering COMPUTATTONS
Land Planning & Surveying
633 Rogers Street
Downers Grove, L 60515
— voice: 630-434-2780
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C.M. Lavoic & Associates, INC.
Consulting Civil Engincering
% i-and Planpning & Surveying
633 Rogers Street
Downers Grove, 1L 60515
_ veice: 630-434-2780

fux:  630-434-2781

CLIENT:

R-3246-A
Curb Inlet Frame, Grate, Curb Box

Heavy Duty

Also available with Type R-Diagonal Reversible grate.
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Comments




5614 Brookbank Road -
" Downers Grove, IL 60516

Keith Sbiral
Director of Planning — Downers Grove

Mr. Sbiral,

I am a Downers Grove resident who lives near the proposed Nelson Meadow development.
Below, | have listed my concerns as a resident on Brookbank Road.

1. Intersection of Brookbank Road and Blanchard Street With the increased traffic from
construction and residents, | am requesting the village install four stop signs at this intersection.
The Yield sighs on Middaugh and Blanchard, as well as the stop signs on Carpenter and
Blanchard, are sometimes ignored by motorists trying to "cut through® the neighborhcod. The
safety of the neighborhood children is my concern with this request.

2. Sidewalk completion from Jefferson to Blanchard along Brookbank Please do not
"dead-end” a sidewalk as the current plan dictates. The village should run the sidewalk from
Jefferson to Blanchard, picking up the sidewalks that exist Morth of Blanchard on Brookbank
Road. There is a current right of way that all residents use for walking, especially children on the
way to Hillcrest school, that is used very frequently. My suggestion is to run the sidewalk on the
West side of Brookbank between Jefferson and Blanchard. This will mimic the current watlking
traffic pattern already in place.

3. Water main hookup for Nelson Meadow Since the current plan is to "hook up” to the
Brookbank Road line that runs on the West side of Brookbank, | am suggesting a complete
replacement of the water main from 55th Street to the Scuth end of Brookbank Road, just after
Blanchard where the development would begin. There have been at least 3 documented water
main breaks which has caused either the entire block or portions of the block fo have water
disruption, Please replace the water main on Brookbank Road.

4. Construction traffic management All construction traffic, including rough grade,
infrastructure, and residential building, should have a suggested route in and out of the
neighborhood. | understand the verbal description the developer gave regarding the rough grade
and infrastructure portions, but a clearer definition for ali phases of construction is needed to
alleviate road degradation and, more importantly, resident safety.

if you should need further explanation, please contact me.
Respectfully,

Michael Crowley
5614 Brookbank Road
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OBrien, Jeff

From: Sbiral, Keith -
Sent: Monday, August 29, 2005 10:16 AM
To: OBrien, Jeff

Subject: FW: Nelson Meadow Concemns

Attachments: 1949639669-Sbiral Letter.doc

From: Michael Crowley [mailto:mjcrowley8@yahoo.com}
Sent: Friday, August 26, 2005 1:54 PM '

To: ksbiral@downers.us

Subject: Nelson Meadow Concerns

Mr. Sbiral,

Thank you for returning my call earlier this week.

I have attached a brief letter with my concersn regarding hte Nelson Meadow propised development.
All but one are not related to what the developer is responsible for, but I wanted the village to be aware

of these issues.
Should you have any questions, please contact me.

Respectfully,
Michael Crowley
Cell 630-215-3430
Home 630-971-1884

Start your day with Yahoo! - make it your home page

8/29/2005
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Jefferson Avenue )
Neighborhood Recommendations

May 12, 2005
Updated August 18, 2005

Background

Neighborhood initially prompted ta organize by April 13-1 5% tree removal
Began with the seven most impacted families, expanded to fourtcen families
Viewed plans dated April 21 at Village Hall

Formulated recommendations in nine categories

Discussed with Village officials, led to July 28™ neighborhood meeting attended
by thirty-five neighbors

s Meeting with the Mayor on August 13™ attended by thirty-one neighbors

* & & o 9

Goals
e Preserve the established character of the neighborhood — See Exhibit I
¢ Maintain safety of residents and properties
e Minimize disruption by construction
* Revise the current proposal to better balance the needs of the neighborhood, the

Village common good, the developer, and the incoming new neighbors
s Apply the standards of the ordinance

Expectations

Learn current status of the proposal

Expand the scope of neighborhood input

Assess the developer’s receptivity to revising the plan
Establish process for ongoing discussions

Prepare for Plan Commission and Village Council hearings

Recommendations in Nine Categories

Construction entrance
Stormwater management
Jefferson Avenue infrastructure
Air quality and health concerns during construction
- Traffic control for construction traffic on Jefferson Avenue
Jefferson Avenue buffer set-backs and treescape
Cul-de-sac entrance location
Brookbank Road R.O.W. (Right of Way) path and treescape
Retention pond impact on existing trees and pedestrian path

WS nh W=

Note: the order of presentation is preserved from the neighborhood’s original
May 12, 2005 priorities
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Construction Entrance

Situation Neighborhood Recommendations
First three proposals showed Provide circulation pattern for
construction entrance north off the east construction trucks (particularly earth-
end of Jefferson Avenue moving trucks), not in and out along

Current proposal shows construction
entrance west off Carpenter Street
Substantial heavy truck traffic is
expected

Construction traffic will have a large
and deleterious impact on the
neighborhood

The neighborhood is a crossroads for

numerous children walking to school

the exact same route

Avoid excessive queuing and double
construction traffic impacting each
homeowner ~

Protect schoolchildren walking to
Hillcrest and O’Neil schools

Protect children playing in front yards
and on sidewalks along Jefferson
Avenue

Stormwater Management
See Exhibit IT

Situation

Neighborhood Recommendations

The proposed development is on high
ground with stormwater predominately
flowing south and east to St. Joseph’s
Creek

This watershed is already under
increasing pressure from development
along is route

Local flooding already occurs on
Jefferson Avenue and in the back yards
on the south side of Jefferson Avenue
Previously the parcel provided
approximately 4.8 acres of permeable
surface and 88 major trees

The proposed development removes
almost all the trees and vastly decreases
the amount of permeable surface

The proposed stormwater detention
system does not account for all the
stormwater, and in particular at the
southwest corner of the property
stormwater is directed into Jefferson
Avenue )

Clear responsibility for maintaining the
stormnwater detention system is not well
defined

Impact of a failure in the stormwater
detention system on the neighboring

properties is not well defined

Prevent flooding and silting across
Jefferson Avenue, both during
construction and after

Prevent any additional increase in the
level of St. Joseph’s Creek during
heavy storm conditions

Restore groundcover vegetation quickly
after excavation

Provide a catchment basin in the street
at Brookbank Road and Jefferson
Avenue to capture all stormwater into
the detention pond on the property
Define long-term responsibility for

‘managing water detention area — safety

and health issues

Define disaster plan in case of a failure
in the stormwater detention system and
its impact on neighboring properties
Define developer’s responsibility if the
development forces additional homes
into official flood plain status

Jefferson Avemie Neighborhood Recommendation
May 12, 2005, Updated Augnst 18, 2005
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3. Jefferson Avenue Infrastructure -
See Exhibit I1I
Situation Neighborhood Recommendations

The 1100 block of Jefferson Avenue is
currently only a half-wide street and the
timeline for its completion is undefined
It is currently incapable of handling
two way ftraffic — cars wait at each end
for opposing traffic to clear

On-street parking is problematic,
except in the half cul-de-sac at the east
end of Jefferson Avenue; this has been
exacerbated by temporary fencing
along the south side of the development
property

Street construction and waterline
replacement threaten to disrupt traffic
on Jefferson Avenue

Experience in the 6000 block of
Brookbank Road (the “Brookbank
Prairie” development) demonstrates the
adverse neighborhood impact of
beginning home construction before all
improvements are completed

Unclear whether the whole width of
Jefferson Avenue will be rebuilt or just
the north half added

Complete and maintain final full-width
pavement of Jefferson Avenuc before
any other construction begins

Maintain continuous access for
residents over unobstructed pavement
Minimize interruptions and impact on
families due to water main replacement
Provide 72-hour advance notice of
street disruption

Provide a plan for alternative parking
and handicap transportation if the street
is impassable

Assure sufficient capacity for Jefferson
Avenue sanitary sewer — already some
backups

Retain the half cul-de-sac at the east
end of Jefferson Avenue as on-street
parking for 1117 and 1121 Jefferson
Avenue

Air Quality and Health Concerns During Construction

Situation

Neighborhood Recommendations

Young and old residents are
particularly vulnerable to air pollution
Substantial heavy truck traffic is
expected

The site is large and development could
continue for several years

Protect all residents, particularly
children and the elderly, from adverse
environmental changes

Effective dust control continuously
Reduce emissions by requiring idling
vehicles to shut off their engines when
queued on streets

Rigid enforcement of roadway clean-up
requirements

Define developer’s responsibility for
excessive dirt/dust blown onto
neighbors’ properties

Jeiferson Avenue Neighborhood Recommendation
May 12, 2005, Updated August 18, 2005
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S.

Traffic Control for Construction Traffic on Jefferson Avenue

Situation

Neighborhood Recommendations

This is a walking route for numerous
children to Hillcrest and O’Neil schools
Jefferson Avenue is a narrow strect
extending east from Dunham Road to a
dead-end on the cast

The 1100 block is currently only a half-
wide street and the timeline for its
completion is undefined

The 1200 and 1300 blocks are not
curbed

There is a two-way stop at Jefferson
Avenue and Dunham Road at Hillcrest
School

There is an unprotected corner at
Jefferson Avenue and Middaugh
Avenue

The development proposes additional
unprotected corners at Jefferson
Avenue and Brookbank Road and at
Jefferson Avenue and Nelson Court
The development proposal will create
additional unprotected traffic at the
corner of Blanchard Street and
Brookbank Road

Extensive construction traffic is
expected in the neighborhood that
requires traffic controt

Temporary traffic light at Dunham and
Jefferson to protect vehicle intersection
and pedestrian crossings (especially
Hillcrest schoolichildren)

Stop or yield at Middaugh and
Jefferson to protect vehicle intersection
and pedestrian crosswalks

Stop or yield at Brookbank and
Jefferson to protect vehicle intersection
and pedestrian crosswalks

Stop sign at bottom of construction
entrance to prevent trucks barreling
onto Jefferson Avenue

Parking limitations posted to require
construction vehicles to park on the
developed property and not block the
street

Posted residential speed limit on
Jefferson Avenue — add speed bumps

Jefferson Avenue Neighborhood Recommendation
May 12, 2005, Updated August 18, 2005
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6. Jefferson Avenue Buffer Set-Backs and Treescape
See Exhibit IV
Situation Neighborhood Recommendations

Village currently owns a 35-foot
R.O.W. in the 1100 block of Jefferson
Avenue between the Brookbank Road
and the eastern end of Jefferson Avenue
This was developed in 1971 as a half-
width road with full-width parkway and
sidewalk on the south side

Plats show 35-foot building set-backs
from the property line south of the
sidewalk, and actual fronts of houses
are set back even farther (the front
windows of the home at 1125 Jefferson
Avenue are 92 feet from the center line
of the street) _

Set-backs in the 1200 block of
Jefferson Avenue are equal or greater
Removal of ten large mature trees from
the property on the north side of
Jefferson Avenue have already
deprived the neighborhood of a natural
buffer between the older homes and
newer larger ones

The developer proposes only a 33-foot
R.O.W. dedication and shows
minimum 30-foot building set-backs,

inconsistent with the existing set-backs -
. and destructive of the character of the

neighborhood

Specific tree replacement location is
not identified in the proposal, and there
is no guarantee of how many trees will
be placed along the north side of
Jefferson Avenue

At least a 35-foot Right of Way
dedication ,

At least a 35-foot Building Set-Back
{by casement or other binding legal
covenant) :

Additional buffer up to a total 90 feet
from center of the street to front of
homes because the new homes will be
on higher elevation and also much
larger and taller

A double row of trees, one row north
and one south of the new sidewalk
(staggered placement to give the
appearance of one tree every 20 feet,
total of 13 trees)

Optimal placement of utilities to
accommodate maximum tree placement
on Jefferson Avenue (plan the tree
placement first)

Optimal placement of driveways to
accommodate maximum tree placement
on Jefferson Avenue (plan the tree
placement first)

Specific plan for adequate tree
placement and accelerated schedule

Jefferson Avemue Neighborhood Recommendation
May 12, 2005, Updated Aungust 18, 2005
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7. Cull-de-Sac Entrance Location -

Situation

Neighborhood Recommendations

» Jefferson Avenue already dead-ends to
the east

e The develop proposes to extend this
dead-end situation into the proposed
Nelson Court cul-de-sac

o This creates a dangerous 90-degree
corner at Jefferson Avenue and Nelson
Court

s A shorter cul-de-sac with more direct
access to major streets could be built
with entrance off Carpenter Street

Relecate new cul-de-sac entrance from
Jefferson Avenue, so that access is
from Carpenter Street instead

Reduce traffic impacting Hillcrest
schoolchildren -

Shorter access route for new normal
and emergency traffic — eliminate
undesirable comer within cul-de-sac

8. Brookbank Road R.O.W. Path and Treescape

See Exhibit V

Situation

Neighborhood Recommendations

¢ Village currently owns a 33-foot
R.O.W. between the foot of Brookbank
Road and Jefferson Avenue

s This is a natural wooded path and
matches the R.O.W. south of Jefferson
Avenue

+ Itis an active walking route for school
children as well as a popular
recreational path

s This provides a buffer between the
proposed development and the existing
residence at 1202 Jefferson Avenue,
whose owner has been caring for the
R.O.W, land for many years

¢ Current development plan proposes
removal of the existing path and marks
most of the trees for destruction

e While there is dispute with the Village
about the absolute quality of the trees,
the neighborhood adamantly desires
their protection as our common
property

» Current development plan proposes a
water line on the west side of the
R.O.W. that will damage/destroy
additional trees and shrubs

Save all the still-existing trees along
Brookbank Road extension south to
Jefferson Avenue

Save the natural walking path on the

west side of the Brookbank Road

R.O.W.

Three viable alternatives to saving ail

the trees and the path:

a. Don’t build the road at all, and
permit one home to have a
“grandfathered” driveway entrance
from the foot of Brookbank Road as
the Nelson family home was before

b. Build a cul-de-sac entirely within the
developed property lines, starting the
eastward shift 20 feet north of the
foot of Brookbank Road

¢. Build the road but shift it to the east

entirely within the developed
property lines (require full 35-foot
R.0.W. dedication or more if
necessary to save all the trees and the
path)
Relocate the proposed water line to the
eastern side of the R.O.W,

Jefferson Avenue Neighborhood Recommendation
May 12, 2005, Updated August 18, 2005
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9. Detention Pond Impact on Existing Trees and Pedestrian Path

See Exhibit VI
Situation Neighborhood Recommendations
¢ On the south the development parcel e Move the current silt fence northward
adjoins to existing private homes at so that it is at least 21 feet from the
1202 Carpenter Street and 1117 property line
Jefferson Avenue - o Install proper tree fencing to protect the
¢ A line of large mature trees survives entire area between the new silt fence
along that property line and needs to be and property line to protect the Critical
protected Root Zone from any incursion from

¢ Proposed location of the detention pond east, north, or west
encroaches on the Critical Root Zone of | ¢  Mark the fenced area prominently to

those large mature trees, against identify it as a protected Critical Root
established forestry standards Zone

* Current development plan proposes a » Revise the excavation and grading
water line on the south side of the plans to keep this protected area
property. that further threatens to undisturbed, moving the detention pond
damage/destroy these trees and its retaining wall at least 21 feet

s The area provides an active walking from the property line — or more if
route for school children as well as a necessary to keep all construction
popular recreational path across the traffic off the protected Critical Root
private property that will be endangered Zone
by the construction of the detention ¢ Relocate the proposed eastern water
pond and waterline line to the north at least 21 feet from

e No provision is made for connecting the property line
the neighborhoods along Carpenter e Use non-compacting techniques to
Street and Jefferson Avenue construct sidewalk

Jefferson Avenue Neighborbood Recommendation Page 7 of 12
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Additional Concerns Expressed by Neighbors

t

Impact on Hillcrest School

Match building line set-backs on Brookbank Road and Carpenter Street as well as
Jefferson Avenue to preserve character of neighborhood

Brookbank Road neighbors -- stormwater and construction traffic

Impact on existing water main in Brookbank Road

Carpenter Street neighbors -- stormwater and construction traffic

Public improvements alopg Carpenter Street, especially street lighting
Downstream flooding at Main Street

Preemption of the process by tree removal before hearings and votes precluded
boulevard configuration for Jefferson Avenue to save large mature trees
Developer’s assertions that the Village has driven the design to its current form —
without consulting or reflecting neighborhood concerns

Developer’s refusal to allow copies of the engineering plans for neighbor’s review
and expert consuitation

Violations of code on the property

Absence of a development time-line, and difficulty identifying whether this is the
Village responsibility or the developer’s responsibility

Apply the standards in the ordinance - no possible justification for exceptions,
and every exception further impacts the existing character of the neighborhcod

Respectfully submitted on behalf of the Jefferson Avenue Neighborhood,

John Schofield

1125 Jefferson Avenue

Downers Grove, 1L 60516
630-810-1403
johnschofield@gsb.uchicago.edu

Jefferson Avenue Neighbothood Recommendation Page B of 12
May 12, 2005, Updated August 18, 2005
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.  Stormwater Management

Jefferson Aveme Neighborhood Recommendation Page 10 of 12
May 12, 2005, Updated August 18, 2005




Jefferson Avenue Buffer Set-Backs and Treescape
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VI. Brookbank Road R.O.W. Path and Treescape

VI. Detention Pond Impact on Existing Trees and Pedestrian Path

e
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- RECEjvED

DOWNERS GROVE, ILLINOIS 60516

| - MAY 13 2005

May 12, 2005 P,aﬂniﬂg and C .
evaopmoe'::? Umty

Mr. David Barber, PE Mr. Keith Sbiral, AICP
Director, Public Works Director, Planning and Community Development
Village of Downers Grove Village of Downers Grove
510k Walnut Avenue 801 Burlington Avenue e F TR
Downers Grove, [linois 60515 Downers Grove, Hlinois 60515

Re: Neighborhood Recommendations To Improve Proposed “Nelson Meadow™ Subdivision
Dear Mssrs. Barber and Sbiral:

Our neighborhood thanks both of you for the opportunity to present our recommendations to
improve the proposed “Nelson Meadow™ subdivision plan.

We strive to improve the neighborhood for all residents by incorporating these recommendations
into the final staff recommendation to the Village’s Plan Commission and ultimately to the
Village Council.

Based on the version of proposed plans seen by one of us on April 21, we have carefully
considered the impact on the neighborhood and evaluated ways that the plan can be improved.
Our nine recommendations are listed on the attachment with specific points of action.

Necessarily these are still preliminary recommendations. We welcome the opportunity to review
more up-to-date plans as they are made available, and to develop each recommendation in more
detail by meeting with appropriaic members of Village staff.

In our neighborhood review we request the same consultative, iterative process that has already
been afforded the developer by the Village. Noting that the developer’s proposal has been in the
Village offices in some form since January 2005, we respectfully request sufficient opportunity
10 develop and discuss our recommendations for its improvement.

Thank you again for welcoming our neighborhood participation.
Sincerely,

The Undersigned Neighborhood Residents




* Mssrs. David Barber and Keith Sbiral

Re: Nelghborhood Recommendations To Improve Proposed ‘Nelson Meadow” Subdivision
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Mssrs. David Barber and Keith Sbiral

Re: Neighborhood Recommendations To Im

prove Proposed “Nelson Meadow” -Subdivision
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Mssrs. David Barber and Keith Sbiral
Re: Neighborhood Recommendations To Improve Proposed “Nelson Meadow” Subdivision

May 12, 2005
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Neighborhood Recommendations

To Improve Proposed “Nelson Meadow” Subdivision

Construction Entrance Traffic

* Provide circulation pattern for construction trucks (particularly earth-moving trucks), not in and out along
the exact same route — avoid excessive queuing and double construction traffic impacting each homeowner

* Relocate construction entrance from Jefferson Avenue, so that access is from Carpenter Street instead

* Protect numerous schoolchildren walking along Jefferson Avenue to Hillerest and O’Neil schools

* Protect numerous children playing in front yards and on sidewaiks along Jefferson Avenue

Stormwater Management

* Prevent flooding across Jefferson Avenue, both during construction and after

* Prevent any additional increase in the level of St. Joseph’s Creek behind Jefferson Avenue homes during
flooding conditions — watershed already under pressure from other upstream developments

¢ Long-term responsibility for managing water detention area — health issues

Jefferson Avenue Infrastructure

* Maintain continuous access for residents over unobstructed pavement

* For safety and parking, require full width (no variance) of final pavement, parkways, and sidewalks
* Additional capacity for Jefferson Avenue sanitary sewer — already some backups

* Additional capacity for domestic water supply and hydrant water pressure

* Retain curved-out curb/pavement/sidewalk as on-street parking for 1117 and 1121 Jefferson Avenue
* Complete and maintain pavement before any other construction begins

Air Quality/Health Concerns During Construction

* Protect all residents, particularly children and the elderly, from adverse environmental changes
» Effective dust control continuously
* Reduce emissions by requiring idling vehicles to shut off their engines when queued on streets

Traffic Control Required If Construction Entrance Stays On Jefferson Avenue

* Temporary traffic light at Dunham and Jefferson to protect vehicle intersection and pedestrian crossings
(especially Hillcrest schoolchildren)

* Stop or yield at Middaugh and Jefferson to protect vehicle intersection and pedestrian crosswalks

* Stop or yield at Brookbank and Jefferson to protect vehicle intersection and pedestrian crosswalks

= Stop sign at bottom of construction entrance to prevent trucks barreling onto Jefferson Avenue

* Posted residential speed limit on Jefferson Avenue

Restore Jefferson Avenue Treescape

* Restore north side of Jefferson Avenue with the maximum number of large trees (12” minimum)

* Designate tree locations first, then utilities to avoid interference that could limit the number of trees
* Face new driveways to the sides of lots (to Brookbank and new cul-de-sac respectively) if necessary
* Protect earth from compaction/disturbance that would be hostile to large tree plantings

New Cul-De-Sac Entrance Location

* Relocate new cul-de-sac entrance from Jefferson Avenue, so that access is from Carpenter Street instead
* Reduce traffic impacting Hillcrest schoolchildren '
» Shorter access route for new normal and emergency traffic — eliminate undesirable comer within cul-de-sac

Save Brookbank Avenue Treescape

* Save all the still-existing trees along Brookbank Avenue extension south to Jefferson Avenue
e Shift street to the east if necessary

Sidewalk Connecting Carpenter Street And East End Of Jefferson Avenue

® All-weather pedestrian access for schoolchildren and walkers/runners
* Safety protection along top of any retaining wall or retention pond — reduce risks of drownings and falls
* Save all the still-existing trees along this southem property boundary

- # Shift the detention pond north if necessary

Subdiy Sheadards.
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NELSON MEADOW CONCERNS — RESIDENTS NORTH AND
WEST OF PROPOSED DEVELOPMENT

The people to the North and West of the proposed Nelson Meadow
development want to be sure that their specific concerns are
addressed. We, the undersigned, present these concerns to the
Village Staff, Commissions and Council for their consideration as
plans for the development are finalized. We appreciate the efforts
of the Village to make this development a success for all involved,
and we are confident that due consideration will be given to the
following three issues. We have enumerated our issues below, and
have made snggestions for improvement that we hope the Village

and, where appropriate, the devejoper will consider.
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ISSUE 1 - EXTENSION OF BROOKBANK THROUGH TO

JEFFERSON

We estimate approximately 100 people per day walk down Brookbank
from Blanchard to Jefferson as a means to reach Hillcrest School or for
recreational purposes. The path is not only a safe way for these
individuals to cormnmute or relax, but it does so in an aesthetically
pleasing way, with a tree-lined gravel path. The number of individuals
using this route continues to increase, as recent tear-downs have
attracted a significant number of young families with children.

Extending Brookbank through to Jefferson will greatly increase the
traffic on this route and jeopardize the ability for individuals, especially
children, to commute safely. We have the following concerns and

related suggestions.

Concern Suggestions for Improvement
Increased traffic will make Only extend the street through to
pedestrian commuting unsafe. the front of the two new homes, as
originally planned by the

developer. Also, add a sidewalk
on Brookbank south of Blanchard
to connect with the sidewalk in
front of the two new houses or
connect to the walking path.

Elimination of the trees and
walking path will significantly
degrade the aesthetics of the area.

Similar to the arrangement at
Brookbank at 59% Street, make
this two house extension a “1/2”
street and preserve the trees and
walking path. If the sfreet must go
through, put a “1/2” street through
to Jefferson, similar to the
arrangement at Brookbank at 59™
Street, and preserve the trees and
walking path.

The comer at Brookbank and

Implement four-way stop at

F-087

i, 4
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Blanchard is already very Brookbank and Blanchard
dangerous, with cars using
Blanchard as a thoroughfare from
Main to Dunham. Additional
homes on Brookbank will increase
the likelihood of an automobile
accident at the intersection.
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ISSUE 2 - WATER MAIN ON BROOKXKBANK NOT CAPABLE
OF SUPPORTING ELEVEN NEW HOMES.

. We understand the water main that runs down Brookbank is the
suggested connecting point for the 11 new residences. This pipe has
had a history of breakages, and has broken 3 times in the last 2 years on

the section South of Blanchard.

Concern

Suggestions for Improvement

The current pipe is old and
unreliable. Continued breakages
will impact even more homes if all
11 new residences are added to the
existing, unstable infrastructure

Replace the main from Blanchard
to current termination.

Water pressure for existing
residences will be impaired by the
additional homes.

Install a larger main line from
Blanchard to current termination.
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ISSUE 3~ STORM WATER RUN-OFF MAY IMPACT HOMES
NORTH AND WEST OF THE DEVELOPMENT

Given that the development is significantly elevated compared to
neighboring lots, improper engineering could resuit in water flowing in
a way that impacts lots to the North and West. During heavy rains,
water is already taxing the entry points to underground drainage
systems at the corner of Brookbank and Blanchard as well as in the
middie of the Brookbank between Blanchard and 55% Street.

Concern

Suggestions for Improvement

Storm water facilities in the
middle of the 5600 block of
Brookbank may not be sufficient
to control additiopal water
diverted from new development.

Ensure that the developer has
performed appropriate studies of
ground water impact on the system
to the North and West of his
development.

Plans indicate sewer heads in front
of the 2 new homes on Brookbank.
There is no piping under the
existing portions of Brookbank to
connect to.

Add additional underground storm
water tiles to connect the new
SeWers.
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VILLAGE OF DOWNERS GROVE -~
* PLAN €OMMISSION MEETING, OCTOBER 3, 2005, 7:30 P.M. .

Chairman Jirik called the October 3, 2005 meeting of the Plan Commission to order at 7:30 p.m. and
asked for a Roll Call:

PRESENT: Chairman Jirik, Mr. Matejczyk, Mr. McCormick, Mr. Quandt, Mr. Waechtier
Mr. Webster

ABSENT: Mr. Griesbaum, Mr. Nicholaou, Mrs. Rabatah,

STAFF
PRESENT: Keith Sbiral, Director of Planning; Jeff O’Brien, Planner; and Alice Dornan, Recording
Secretary

MR. MATEJCZYK MOVED TO APPROVE THE SEPTEMBER 12, 2005 MINUTES AND MR.
MCCORMICK SECONDED THE MOTION. MOTION PASSED BY VOICE VOTE OF 6-0.
Chairman Jirik opened up the continued public hearing for the following petition:

FILE NO. PC-24-05 (continued from 9/12/05 meeting) - Petition seeking approval of a Lot Split to
include lot width exceptions. Property located on the west side of Main Street, approximately 435 feet
south of 55™ Street, commonly known as 5532 Main Street, Downers Grove, 1L (PIN (9-17-101-032);
James F. Russ, Jr., Attorney/Petitioner; William Haider, owner

Mr. Sbiral reported the petitioner requested to continue the public hearing until November 7, 2005. The
Village notified the neighbors within the 250 feet requirement of the continnation request. Chairman
Jirik entertained a motion to continue the public hearing on this matter. |
WITH RESPECT TO FILE NO. PC 24-05, MR. McCORMICK MOVED TO CONTINUE THE
PUBLIC HEARING ON THIS PETITION TO NOVEMBER 7, 2005. MR. WAECHTLER
SECONDED THE MOTION.
ROLL CALL:
AYE: MR. MCCORMICK, MR. WAECHTLER, MR. MATEJCZYK, MR. QUANDT,

MR. WEBSTER, CHAIRMAN JIRIK
NAY: NONE
MOTION PASSED. VOTE: 6-0

FILE NO. PC-25-05 (continued from 9/12/05 meeting) — Petition seeking approval of the Final Plat of
Nelson Meadows Subdivision with exceptions from Code. Property located on the east side of
Brookbank Road, north of Jefferson Avenue and west of Carpenter Strect, commonly known as 5737
Brookbank Road, Downers Grove, IL (PIN 09-17-108-015); Joel Andersen Homes, Ltd., Petitioner; Joel
Andersen, Owner.
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" Chairman Jirik reminded the public l\:ieeting Guidélines One through Four were completéd atthe

September 12, 2005 public hearing. Chairman Jirik swore in those individuals who would be speaking
on Petition No. PC-25-05.

Mrs. Alice Strelau, 5611 Brookbank Rd., was pleased to see the developer adding sidewalks; however
she had concerns about creating a gapped sidewalk along a small blocklof Brookbank Road south of
Blanchard to Nelson Meadows on the west sic-l_e‘of the street. She noted at a March 16, 2004 Village
Council meeting, the Director of Public Works Mr. Barber stated, “a new definition of Gap, which is
completing pieces to get a complete sidewalk on one side of the street, particularly in areas near schools,
where there are safety issues.” Because of Mr. Barber’s argument, the Village approved capital money
to eliminate the gap sidewalk matrix all together. In an April 26, 2005 memo from Mr. Barber to the
Village Manager, he stated, “Since 12 segments on the gap list that were true gaps are now complete,
the Gap program is no longer necessary and should be dropped.” The Council supported this
recommendation, and the 2005 to 2010 Capital Budget Plan for the Village of Downers Grove no longer
includes Gap sidewalk programs. However, months after that, the proposed project comes along and
creates a gap sidewalk. While Mrs. Strelau understood the Village could not require a developer to pay
for the sidewalks, she is requesting the portion of money the developer agreed to pay in lieu of
sidewalks on the west side of Carpenter be used to create sidewalks on the small stretch of Brookbank.
She also requested a painted crosswalk be provided on Jefferson to guide pedestrians to the south side of
Jefferson where the sidewalk continues. She expressed safety concerns for the children if they have to
walk in the street.

Mr. Mike Kelch, 5729 Carpenter, indicated the neighbors appeared excited about the development in
general, but he wanted to address the pathway, flood zone designations, and setbacks. Reviewing his
PowerPoint presentation, Mr. Kelch stated children have used the pathway for many years to travel to
the school and park, and it appears to be the safest route to the school due to the hills and difficult sight
lines in the area. Addressing the flood plain, he is concerned about the development as well as
surrounding residents being charged with flood insurance as 40 to 50 Downers Grove property owners
recently received notification from the Federal Government that they were in the flood plain. He
expressed concerns about decreasing property values. He requested the stormwater drainage be very
conservative and not impact the neighbors. He believes the 11 houses proposed for the site is very
aggressive, and staif’s recommendation to reduce it to ten homes is very good. As to setbacks, his
house is the closest to the street. His neighbors to the south are set back approximately 100 feet. His
understanding is the developer is proposing homes on Nelson Court to have 63 fi. setbacks, which
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would not fit with the character of the neighborhood and would have a negative impact to the homes
across the street.

Mr. James Russ, Jr., Attorney, 4915 Main Street, Downers Grove, on behalf of the developer, indicated
revised plans submitted since the last meeting, which address the questions being raised from the
neighbors. Regarding the pathway, it would be five feet in width between Jefferson and Carpenter with
a proposed casement. The petitioner will provide for a 35-foot right-of-way on the north side of
Jefferson from Brookbank to Nelson Court. The retaining wall will be relocated north tem feet from the
propetty line to provide for the 7.5 ft. sidewalk and utility easement along the south end of the property
between Carpenter and Jefferson.

Mr. Shiral noted the modifications discussed by Mr. Russ were received after the Plan Commission
packets went out to the Plan Commission members. Staff did not have time to review the modifications
and was not prepared to comment on them.

For clarification purposes, Mr. Russ noted some of the issues raised by the public at the last meeting, as
well as some of staff’s recommendations, were taken into consideration and conceded to in the interest
of time. Mr. Russ reviewed the requested 35-foot right-of-way, the new stone five-foot path with
easement and the relocation of the retaining wall, which will provide ten feet between the property line
and the closest point of the wall.

Chairman Jirik clarified to the Commissioners and to the public that the three modifications discussed
above would have to be part of a motion to amend the application since they were not a part of the
original application. However, if the three items become too complex, the Commissioners would
require more review.

Mr. Tom Sisul, 5120 Main Street, attorney for the residents, expressed concern as how to proceed,
stating the items discussed have probably been reduced to detailed plans. He asked to proceed with the
original plans that were submitted.

Mr. Dan Bamebey, 5708 Brookbank, on behalf of some of his neighbors on Brookbank and Blanchard,
called atfention to the names on the petition that went around. While the neighborhood accepted the
coming development, he requested the Plan Commission take into account certain concerns. One of
those concerns includes increased traffic with the extension of Brookbank through Jefferson. He
suggested extending Brookbank part way to the front first two lots and preserving the walking path as
much as possible as well as preserving the trees. The neighbors requested the petitioner consider a
sidewalk on Brookbank south of Blanchard to connect the gap piece of sidewalk using the in-lieu of
funds from the Carpenter segment. Lastly, the neighbors requested the intersection of Brookbank and
Blanchard be controlled, as the instatlation of a road would result in more traffic.
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Mr. Shiral provided his input regarding the installation of a stop sign. Mr. Waechtler discussed the
requirement differences for stop signs and signalized lights. As to extending Brookbank only half way,
Mr. Sbiral explained the Village’s Code required it if a developer was developing next to the end of a
right-of-way, the developer must continue the right-of-way to the next street or provide a cul-de-sac.
Extending the street through allows for better emergency vehicle access. Mr. Sbiral clarified to the
Commissioners the gap sidewalk was not being created by the proposed development

Mr. Barnebey raised concern about three water main breaks on E’r(;ad;ank and the age of the water
main. He questioned what area was fed from the north.

Mr. Hartjes, engineer with C.M. LaVoie & Assbciates, 1050 W. Route 126, Plainfield, IL, reported the
water main was being extended from Brookbank where it currently dead-ended to Jefferson, and Lots 1
and 2 would be fed from there. Water main locations were noted on the overhead projector. Mr. Sbiral

stated removing the dead-end water main and looping it would be beneficial.

Mr. Barnebey expressed concern how the stormwater drainage down on Brookbank would flow. Mr,
Hartjes indicated the high point of the development is on Lot 1. Water drains to the northwest corner of
the site. Water would be contained in Lots 1 and 2 of the site and routed to the detention pond. The
north 65 feet of Brookbank would flow as it does currently. All water on the development would be
caught prior to leaving and entering into Brookbank, then routed to the detention pond, and discharged
to the east.

Mr. Mike Davgnport, 6636 Blackstone Drive, resident and architect, discussed the parallels of the
zoning discussions taking place in the Village and the proposed development. In his opinion, the
development represents one giant planning teardown, and he stated the neighbors are trying to get
something that is a continnation of what they have. Cutting the trees down on Jefferson sent a message
to the neighbors that the developer was not concerned. He expressed concern that the removed trees
brought a substantial change to the neighborhood. He supported having an increased setback along
Carpenter Street to match the existing house line on the street since it would be in keeping with the
thythm of the neighborhood.

Mr. John Schofield, 1125 Jefferson Avenue, stated he was going to give a PowerPoint presentation. He
thanked his neighbors, the Village Planning Department, the developer and the Village Council for
listening to the neighbors. He thanked the developer for relocating the stabilized construction entrance
as promised at the July 28, 2005 neighborhood meeting.

M. Schofield described what the area looked like in April 2005 with trees. After the trecs were cut
down, the neighbors gathered together to address the situation. Mr. Schofield walked through the steps
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he and his neighbors took to obtain copies of the plans from the developer and the formulation of nine
recommendations to the Village. Their goals include preserving the character of the neighborhood,
maintain safety, minimize construction disruption, determine a way for the Village and the Plan
Commission to betier balance the needs of the existing neighborhood for the Village’s common good,
the developer, and the incoming neighbors. He and his neighbors requested the Commission and the
Village Council, if necessary, make a finding that no practical diﬁicu]tiés or particular hardships,

claimed or proven by the petitioner, exist and, therefore, reject all prt;posed exceptions.

Mr. Schofield reviewed the exceptions being requested by the petitioner. It was Mr. Schofield’s opmion
that the right-of-way exceptions be rejected because they help to retain the established line of home
fronts mentioned earlier. Except for the Jefferson right-of-way that was just conceded by the petitioner,
Mr. Schofield stated if the Village granted all of the other right-of-way exceptions, the Village would
narrow the parkways by two feet and allow the new homes to be two feet closer to the roadway rather
than pushing them back. A rural country character could be equally implemented with a 35-ft. right-of-
way or a 33 ft. right-of-way.

For the record, Mr. Schofield handed out copies of a document entitled: “Nelson Meadow Subdivision
Exception Analysis” and asked the Commissioners to consider the document in their deliberations. The
handout documented the requested exception, the stated justification for the exception, the practical
difficulty and particular hardship that existed, if any. Mr. Schofield stated the development altered the
character of the area, created hazards, and destroyed the ecology of the area. It includes ridicnlous
grading. He asked the Commissioners to reject the petition and recommend the petitioner start new and

in a way that will fit tnto the community.

Per the Chairman’s question, Mr. Sbiral stated he did not believe the trees existed in the public right-of-
way. Chairman Jirik stated his understanding is the trees are on private property, and the landowner has
every right 1o cut down the trees.

Mr. Schofield indicated it might have been so, but there were trees that existed in the Brookbank right-
of-way, and the Village did not have to accept the owner’s land. Chairman Jirik clarified the act of the
owner cutting down his trees is immaterial and irrelevant to the proceedings. Discussion followed that
the trees located in the Brookbank right-of-way were the only trees under discussion and would be cut

down.
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Mr. Tim Riordan, 1133 Jefferson, expressed concem about the additional stormwater coming to the
sewer in front of his house on Jefferson as well as from the new Brookbank Road and the water
diversion that was to take place behind the Jefferson Avenue homes. He believed it was better to
capture some of that water and direct it into the new development’s pond. He inquired who was
responsible for the water behind the homes and for the newly proposed homes since the water was never
maintained. The same question was asked of the petitioner at the July 28, 2005 meeting, with a
response being once the water left the site it was not their responsibility. Mr. Riordan had concerns

because the petitioner’s property sits 10 to 15 feet higher than his property.

Mr. Brad Hartjes, C.M. LaVoie & Associates, 1050 W. Rt. 126, Plainfield, Illinois, confirmed the
location of the 1133 Jefferson catch basin and confirmed how the water traveled in the area ending at St.
Joseph’s Creek. Water on the development’s site would be caught in catch basins prior to leaving the
site, Touted to the on-site detention pond and then discharged slowly. Mr. Hartjes stated redevelopment
and post-development studies were done on the site indicated the Jefferson catch basin could not handle
the 100-year flood event, which explained the current flooding taking place. However, because a
majority of the water would be caught on the petitioner’s detention pond, the pipe would have the
capacity to handle the post-development 100-year storm. Mr. Hartjes provided details of how the water
would flow noting two catch basins have been added as recommended by staff but are not reflected in
the September 12, 2005 plans being discussed tonight. He further noted the petitioner would be
catching future Village right-of-way water and detaining it, which, in his opinion, is beyond the
requirements of the Stormwater Ordinance. )

Mr. Riordan still expressed concern about water runoff and who was in charge of it once it traveled off
the petitioner’s property, wherein Mr. Hartjes and Mr. Sbiral explained the water would travel either to
private properties or on Village property, which would be the responsibility of Village Public Works.
Mr. Hartjes explained the release rate of the water on the site currently and what is being proposed,
explaining the water currently left the site at 5 cubic feet per second. After the collection of water at the
detention area and through the outlet restrictor, it would be .1 cubic feet per second for every acre of

development. The post-development release rate was .5 cubic feet per second.

As to the 33-foot road versus the 35-foot road, Mr. Ken Rathje, Rathje Consulting Services, 412
Chicago Avenue, explained the reason for pursuing the right-of-way was at the suggestion of Public
Works staff and what was currently being developed in the neighborhood. Prior to the 1970, local
street rights-of-way of 66 feet were the standard. To install a slightly wider right-of-way for smaller
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sections of otherwise uniform rights-of-way is not in the best interest of the property ewners, the
neighbors, or the Village because it is additional land that has to be maintained, and additional land
removed from the tax rolls. He explained the standards established under the Subdivision Control
Ordinance discussed the Plan Commission making a finding of practical difficulty or particular hardship
in the way of carrying out the strict letter of the provisions of the Chapter. Mr. Rathje stated there
should be an opportunity for a petitioner to ask for relief for exceptions and for a board to be able to
grant it, short of it being something that requires legislative changes to the Code or through litigation:
Mr. Rathje explained the petitioner is seeking reasonable exceptions, which are designed with a practical

condition that exists in the surrounding arca.

Chairman Jirik asked whether the 33-foot request engendered more consistency or less consistency with
the neighborhood, wherein Mr. Rathje indicated it engendered more consistency. He proceeded to point

out examples existing on Carpenter, Brookbank, Jefferson and parts of Main Street.

Mr. Schofield, 1125 Jefferson, asked the petitioner to calculate the building line setbacks as recorded on

the same plats and emphasized the neighbors were asking the house lines be maintained as on the plat.

Mr. Rathje explained the building line setbacks were established by the Zoning Ordinance as a standard
that would be equally applied throughout any given zoning district. He stated the area of the subject
property (R-3 zoning) has 2 minimum setback requirement of 30 feet for either new homes or homes

with potential modifications. People chose to sct back their homes at a greater distance as an option.

Mr. Ed Weise, 1137 Jefferson Avenue, also expressed concern about drainage onto Jefferson and
believed the petitioner was doubling the area that was draining into the catch basin and flowing back
into St. Joseph’s Creek. He explained the system currently backed up into the catch basin and could not
handle the water. He also was concerned about the impervious surface. Chaimnan Jirik pointed out;
however, the petitioner was not causing an increase to the basin, nor was he obligated to fix a pre-

existing problem.

Due to the lateness of the hour, Mr. Sbiral interjected and asked if the Plan Commission could focus on
completing the public comment and give the petitioner time to provide a rebuttal.
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Mr. Thomas Sisul, attorney for the residents, stated the petitioner indicated he was only following what
__the Public Works staff requested regarding the right-of-way. . He stated staff noted if the petitioner did-
not get the setbacks, etc. there would be number of requested exceptions. Mr. Sisul explained the
neighbors were looking for some more relief so the development would be more consistent with the
rural effect the developer was, in fact, trying to achieve. He stated covenants run with the land, and the
neighbors to the north as well as the neighbors on Jefferson are faced with a 35 fi. building line. He
asked the Plan. Commission for consideration in understanding what the neighbors were looking for,

citing a home located on Seeley Avenue where there was no uniformity.

Ms. Beth Riordan, 1133 Jefferson, a Downers Grove resident her entire life, choose to live on Jefferson
due to the country atmosphere, quiet street and many children. She said her neighbors agreed with the
petitioner’s statement “desire to maintain the essential character of the area and to blend this
development with the character of this area.” Her neighbors are concemed the development will have a
negative impact on the value of their property because there are no uniform setback building lines, and
the open country atmosphere will be lost with the petitioner’s current proposal. She indicated there is no
hardship for the petitioner to provide for a larger setback other than he might not be able to build the
homes that he “wanted,” which is his problem and not the Village’s nor the neighborhood’s. She asked
the Commissioners to vote negatively on the right-of-way exceptions and vote positively for adding
building lines to make her street symmetrical. Ms. Riordan submitted her formal petition on this matter
with neighborhood signatures.

Mr. Thomas Sisul reiterated the neighbors are secking a consistent building line on Brookbank and on
Carpenter to fit in with the character of the area. Should the right-of-way help the petitioner to meet his
obligation, Mr. Sisul, on behalf of the residents, requested the new homes then be set back further.

Mr. Mark Cronin, 1117 Jefferson, a resident of 21 years, pointed out his house on the overhead projector
and discussed the difficulty of emergency vehicles locating his house, which the proposed development
would only exacerbate the problem. He expressed safety concerns when pulling out of his driveway,
freezing water issues in the winter and suggested extending Jefferson on a gradual slope. He discussed
the plans the Village had for Jefferson Avenue back in 1979, 1987, and 1988. In 1988, he was required
to build and pay for the south half of the Jefferson cul-de-sac, which required new curb and gutters, 425
sq. feet of walkway and pavement for the cul-de-sac and he had to deed it over to the Village. Mr.
Cronin read minutes from a January 12, 1988 Plan Commission meeting discussing the Village’s

intention for the immediate area.
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Mr. Jirik asked for clarification as to what Mr. Cronin wanted, wherein Mr. Cronin indicated he wanted
the Villageto end the road at his house as a cul-de-sac since his house was positioned with that in mind.
He stated the Village intended Jefferson to end as a cul-de-sac.

Mr. Cronin further asked the Plan Commission to reject the Nelson Court Plan, recognize the safety and
traffic impacts the plan holds, eliminate the unsafe corner within the cul-de-sac and the longer access
route for emergency vehicles, honor the previous Plan Commission and Village Council decisions and
honor the Vittage’s agreement with the Cronins when he dedicated the land, paid for the public
improvements and built his house at this location in 1988. Mr. Cronin then asked for clarification of the
petitioner’s request for two feet.

Mr. Sbiral clarified staff did not require the petitioner to design the proposal being presented. However,
he explained when a proposal comes in, it is better to take an exception off the right-of-way than off the
lot size. In addition, when a plan develops, reasons come up where staff may believe there may be a
different approach to the development. Staff’s recommendations that the exceptions be granted on
Brookbank and Carpenter as well as Nelson Court made sense. Trade-offs between rights-of-way and
lot sizes do exist.

Mr. Rick O’Halloran, 1202 Jefferson, a life-long resident, wants to stay in the arca because he likes the
setting. His property borders 300 feet of the project along Brookbank. He confirmed the pathway is
heavily used, and he has maintained the path while living there for the past 12 years. While he
understood he would get a new road, he expressed concemn that 25 trees would be cut down to make
room for the new water main, and he also expressed concern about the trees on his property being
affected. He believes commecting Brookbank is unnecessary and goes against the Village’s Tree
Preservation Ordinance. He recommends rejecting the 33-foot dedication because there is no
Justification for the exception. He asked to have the water main moved to the east side of Brookbank so
as not to infringe on his property and his trees. He recommends no extension of Brookbank since it will
add to traffic and drainage issues. He supports the walking path. If Brookbank has to go through, he
recommends building the extension on the Nelson property side, as discussed in the May 8, 1979 Plan
Commission Southwest Area Neighborhood Plan meeting. He does not support the petition.

On Page 11, Paragraph 2 of the Forester’s report, Mr. Waechtler noted a statement that new trees would
be planted.

Ms. Gail Van Gorp Mazer, 5800 Carpenter, has owned her residence since 1997 and has lived in

Downers Grove since 1991. Reviewing her PowerPoint presentation, she noted her home sits in the

southeast portion just outside the Nelson Meadows property. Currently, there are 12 mature walnut tees
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along her property line, which were evaluated to be in very good condition. The trees share a history of
her home and her neighborhood. She éxpressed concern about how the close proximity fo the detention
pond would affect the trees’ root system. She contacted professional arborists who recommended no
construction, construction traffic, or compacting take place within the trees’ drip zone in order to protect
her trees. A mulch path has beer recommended for any path, which path is stilf under discussion. She
recommended moving the silt fence northward 20 to 21 feet from the pfoperty line to protect the tree,
roots, installing propérty proper tree fencing during the project, revising the excavation and grading
plans so as not to affect the trees, and requested the proposed east water main to the north be moved at
least 21 feet from the property line due to the trees. She emphasized it is important to protect the area
for the next generation of families, and an opportunity now exists to do the right thing just as the Village
would do for its own trees.

Mr. William McCune, 1436 Thornwood Drive, echoed the same comments as to the impact of the
detention pond on the trees. He asked for clarification of the property lines in relation to the trees since
he heard conflicting accounts of where the property line existed. He stated Mr. Rathje at the fast
meeting indicated, “The trees are some distance away from the property line”. He noted discrepancies
existed.

Mr. Sbiral explained the property line should be reflected on the plans. In reviewing the survey,

Mr. Sbiral indicated the tree trunks are not on the property line.

Mr. McCune presented a drawing of the retention pond with some of his modifications added as well as
cross-sections of the trees’ root zones. He expressed concern about root suffocation, cutting the roots
and the unsafe grade of the slope for the retention pond. He quoted the Village’s Forester in a
September 2, 2005 Public Works memo: “South of the propesty line, south of the detention arca is a
row of black walmuts in good condition. To ensure survival, all the work must remain north of the
property line and not trespass at any time.” He believes the statement is weak and allows the developer
to do any construction activity up to the property line, which he feels is unacceptable. He recommends
the Plan Commission prohibit any construction within the critical root zone and make the same
recommendation to the Village Council.

He stated in the spring of 2005 a Freedom of Information request was made to the Village for
documents concerning Anderson Homes’ dealings with the Village regarding destruction and removal of
parkway trees. The Village sent back a package of information which contained a memo to the Village
Clerk, April Holden, from the Village Forester dated May 17, 2005. He assumed it was she because the
memo discussed the damage of four parkway trees. In summary, Mr. McCune stated it appears the
Village can forward a bill to a developer for tree damage, and a developer can just pay the fine.
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Chairman Jirik ruled the last matter was out of order and moved the meeting forward. —

Mr. Tom Sisul, attorney for the residents, thanked the Commission for having patience with the
residents and stated he would provide the Commission with all of the PowerPoint presentations for their
files. Most importantly, Mr. Sisul reviewed a topographical photo of the site, noting the six-foot drops
in the detention area and the safety concerns of the lot. He believed a pipe railing would not be
appropriate along the path. He suggested better sloping of the hill and discussed some of the steps taken
at other locations, such as the St. James lot.

Mr. John Spriet, 1209 Jefferson, stated he moved into the area in 1999 because of the feel of the area,
the larger lot sizes and the cul-de-sac. He is disappointed to see the proposed lot sizes will be half the
size of his lot. He would like the new development to maintain the style and character of the
neighborhood. He would like the walking path to continue. The issue of the sanitary sewer system has
not been raised. Chairman Jirik and staff explained the Downers Grove Sanitary District is a separate
governmental agency. Mr. Sbiral added the Sanitary District staff conveyed their approval of the
proposed plan. Chairman Jirik suggested Mr. Spriet refer his questions and concerns to the Sanitary
District.

Discussion followed on whether to proceed further this evening or continue the public hearing, wherein
the Chairman stated it would be beneficial to get to a point where rebuttal can take place since there was
nothing further to discuss. Mr. Sbiral explained if the Commission chose to continue the public hearing,
then the Commission must narrow down the specific issues it wants addressed for staff and the
petitioner.

Chairman Jirik summarized his concerns: 1) Decide the issue on Brookbank and switching the money
over and how -it 1s to be accomplished, can it be accomplished; 2) Can there be an installation of a stop
sign; 3) Is it more important to have a 35 ft. setback on Carpenter and Brookbank but not on Jefferson,
and can it be done; 4) Examine the location of the water main on the east side of Brookbank,

5) Determine the pros and cons of extending Brookbank; 6} Provide more detail on the walnut trees and
root zones, 7) Review any new changes that have not yet been addressed by staff, such as the new catch
basins on Jefferson and the relocation of the retaining watll; 8) Clarification of the base elevation on Lot
8 and are any other lots below the 100-year flood; 9) Roll curbs adjacent to driveways are not ideal; and
10) Provide more information on the gravel path. The Chairman recommended the above items be
included in a packet of information for the next meeting.

Mr. Sbiral suggested starting with staff®s recommendation so if the meeting is continued to another date,
staff would have time to review the plans the petitioner submitted at the end of last week but would also
give the petitioner an opportunity to put together plans that would be somewhat final for moving
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forward to the Village Council. Mr. Sbiral asked where the Commission stood as to staff’s five
recommendations in its September 7, 2005 memo, because staff’s recommendation already requires
significant changes to the petitioner’s plans. If the Commissioners agreed with stafl’s
recommendations, then the additional items, such as Chairman Jirik’s list, could be added to or deleted
from staff’s recommendations. '

Mr. McCormick stated he did not deliberate the matter now and would rather continue to a date certain

in order to obtain all of the information.

Mr. Waechtler voiced the prior suggestion of landscaping around the detention pond. Regarding the
water main, he questioned the feasibility of installing it on the east side of Brookbank, as Mr. Shiral
conveyed there could be a conflict with the sanitary line. As to the tree issue, Mr. Waechtler asked
whether new tree plantings would take place.

In summary, Mr. Waechtler thanked the public for their presentations, stating the information provided
was organized and very well done. Mr. Waechtler agreed staff’s recommendations should remain along

with the requested additional information and another meeting should be held.

Chairman Jink declared the Public Participation portion of the meeting closed unless a matter was new
or different from what has been discussed.

Staff expressed concern about moving forward with an additional continuance to occur at the next
meeting because new plans had to be developed. Mr. Waechtler expressed his belief that the petitioner
should have an opportunity to respond since the public spoke again.

Mr. James Russ, Jr., attorney for the petitioner, did not have a concern waiting until the next meeting to
address the specific questions, but he did have a concern about having pre-deliberations on this matter
without an opportunity to respond. While he understood staff’s position of moving the matter forward,
he believed the changes as recommended by the public, were not substantial in that a hearing would
have to be republished. Mr. Sbiral, however, disagreed with the petitioner and pointed out staff’s report

might require substantial changes to the plans.

Chairman Jirik walked through his recommendations briefly, providing Mr. Sbiral with the names of
who would have the appropriate information on them, i.e., the Village, the petitioner, or staff.

Should the petitioner be constdering additional modifications or wants to provide a written statement

regarding the issues raised, Mr. Sbiral stated the petitioner should have the information to staff by
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October 12, 2005 in order to route it to the Commissioners. Chairman Jirik concurred stating the
material must be presented to staff in a timely fashion. Mr. Sbiral will provide the Commissioners with
a memo on the information and move on from there.
WITH RESPECT TO FILE NO. PC-25-05, MR. WAECHTLER MOVED TO CONTINUE THE
PETITION TO NOVEMBER 7, 2005. MR. QUANDT SECONDED THE MOTION.
ROLL CALL: |
AYE: MR. WAECHTLER, MR. QUANDT, MR. MATEJCZYK, MR. McCORMICK,

MR. WEBSTER, CHAIRMAN JIRIK
NAY: NONE
MOTION PASSED. VOTE: 60

FILE NO. PC-27-05. Petition secking a Special Use Amendment to allow the construction of a Fifness
Center and an Executive Office building on the campus of Midwestern University - Property commonly
known as 555 31% Street, Downers Grove, Hlinois (PIN 06-32-200-015 & 06-32-400-026); Midwestern
University, Petitioner/Qwner

Chairman Jirik swore m those individuals who would be speaking on File No. PC-27-05.

Mr. O’Brien stated the petitioner is requesting a special use to expand the campus te include an
executive office building, accessory parking and a 25,820 sq. ft. recreational fitness center in the
southeast portion of the campus. The R-1 single-family residence district allows a college/University
with a special use as long as the site is over 40 acres. The single-story executive office building being
proposed is approximately 11,000 sq. feet and will include 26 adjacent parking spaces with two
handicap stalls. The proposed office building will accommodate the bffice functions in the current
administration building. The current building will then be renovated and continue to be used as office
space. The single-level recreational fitness center will be located in the southeast corner of the site tol
the north of the existing parking lot. Current campus acreage is 105 acres. To date, the floor area ratio
is 0. 12_3; the added floor area for the office and recreational area will increase the overall floor area ratio
to 0.14. The maximum allowable is 0.6. The project meets all height, setback, green space
requirements of the Zoning Ordinance.

Mr. O’Brien explained a meeting was held to present plans to the neighborhood. Construction wilt
begin as soon as possible with completion by November 2006. Staff’s report inciudcs the Standards for
Special Use approval. Staff believes the proposed addition to the campus meets the standards, and staff
recommends approval of the project to the Village Council subject to the following conditions: 1)
Compliance with all public works requirements and conditions outlined in the petitioner’s memorandum

dated September 16, 2005; 2) Any changes to the conditions represented by the petitioner as the basis
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for this petition, whether those changes occurred prior to or after Village approval, shall be reported to
the Village. Changes may require additional review; and 3) Petitioner shall be obligated to maintain
compliance with all applicable Federal, State, County and Village laws, ordinances, regulations, and
policies.

No Commissioner questions followed.

Dr. Kathleen H. Goeppinger, President & CEO of Midwestern University, explained she has been
mmvolved with the University for 21 years with the last 10 years as the President and CED. To date,
approximately $70,000,000 has been invested into the campus with the support of the Village of
Downers Grove. She believes the University serves as an economic engine for the Village with
approximately 1800 students attending the school. Many faculty and staff live in the community. She
asked for continued investment into the Village. Currently, the recreational facility does not meet the
students’ current needs. Specifically, the school educates a number of medical professionals who do
not use the indoor pool at the University. Instead, a more contemporary facility is proposed and will
include handball courts, music rooms, craft rooms, a smaller gym and a wellness facility. Because the
administration staff is smaller, the existing space will be turmed into academic space. The
administration portion of the office will then be relocated to offices near the students.

Dr. Goeppinger explained much time was spent on the location of the two proposed structures. Letters
were sent inviting the neighbors to a meeting where their proposed expansion would be explained. Staff
and faculty were the only ones in attendance. After making some phone calls, it was determined many

of the neighbors did not show up because the proposed buildings did not infringe upon their property.

Mr. Waechtler confirmed the recreational facility would only be for the University faculty, staff and
students. ‘
Chairman Jirik opened up the meeting to the public. No comments were received. He closed the Public
Participation portion of the meeting.

Dr. Goeppinger closed by thanking the Commissioners and her neighbors for the opportunity to speak.

Mr. Waechtler stated the University is a great asset to the Village and a great neighbor.

Mr. Sbiral closed by explaining staff’s basis for its strong recommendation for approval is the Standards
listed in Section 28.1902 of the Zoning Ordinance, which the University exceeded. Chairman Jirik
concurred and added the University’s proposal is very desirable.

WITH RESPECT TO PETITION PC-27-05, MR. MCCORMICK MOVED TO FORWARD A
POSITIVE RECOMMENDATION TO THE VILLAGE COUNCIL FOR A SPECIAL USE
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AMENDMENT TO ALLOW THE CONSTRUCTION OF A FITNESS CENTER AND AN
EXECUTIVE OFFICE BUILDING ON THE CAMPUS OF MIDWESTERN UNIVERSITY,
NOTING THE PETITION MEETS THE CRITERIA SET FORTH IN SECTION 28-1802 OF
THE ZONING ORDINANCE SUBJECT TO:
1) COMPLIANCE WITH ALL THE REQUIREMENTS AND CONDITIONS OUTLINED
IN THE PUBLIC WORKS’ MEMORANDUM DATED SEPTEMBER 16, 2005;
2) ANY CHANGES TO THE CONDITIONS REPRESENTED BY THE FETFITIONER AS
THE BASIS FOR THIS PETITION, WHETHER THOSE CHANGES OCCUR PRIOR
TO OR AFTER VILLAGE APPROVAL, SHALL BE REPORTED TO THE VILLAGE.
CHANGES MAY REQUIRE ADDITIONAL REVIEW; AND
3) PETITIONER SHALL BE OBLIGATED TO MAINTAIN COMPLIANCE WITH ALL
APPLICABLE FEDERAL, STATE, COUNTY AND VILLAGE LAWS, ORDINANCES,
REGULATIONS, AND POLICIES. MR. WAECHTLER SECONDED THE MOTION.
ROLL CALL:
AYES:MR. MCCORMICK, MR. WAECHTLER, MR. MATEJCZYK; MR. QUANDT,
MR. WEBSTER, CHAIRMAN JIRIK
NAY: NONE
MOTION PASSED. VOTE OF 6-0.
Mr. Sbiral noted the above petition would be scheduled for a workshop on the second Tuesday in
November 2005. Questions should be directed to Mr. O’Brien at the Village.
OTHER BUSINESS .
Staff announced the next meeting date is October 17, 2005 to discuss the Curtiss Block.
The Chairman indicated that in the future he would be firmer in running the meetings. He also
recommended the Commission hold a workshop to discuss limiting scope. Mr. Sbiral mentioned the
American Planning Association provides good information on meeting organization and caseloads.
Staff will provide more direct information in its reports and during Commission meetings. Upcommg
agendas and enforcement of the five-minute rule were discussed.
The meeting was adjourned at 11:50 p.m. on motion by Mr. McCormick, seconded by Mr. Waechtler.

Motion carried unanimously by voice vote of 6-0.

/s/ Celeste K. Weilandt
Celeste K. Weilandit
(As transcribed by tape)
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Jefferson Avenue
-~ - ¥= =t - Neighborhood Recommendations

Village of Downers Grove
Plan Commission Hearing

File PC-25-05
October 3, 2005

John Schofield
1125 Jefferson Avenue




Thanks!

To all our neighbors who have participated in
this effort

To the Village Planning Department for an open
process and fair treatment

To the Petitioner for relocating the “Stabilized
Construction Entrance” as promised in the
July 28% neighborhood meeting i

To the Plan Commission and Village Council for
hearing our recommendations




Background

Neighborhood prompted to organize by the
pre-emptive tree removal on April 13-14, 2005

Initially the 7 most impacted families, expanded to
14 families plus others from neighboring streets

Viewed plans dated April 21st
Formulated recommendations in 9 categories

Recommendations to Village officials on
May 12t and to Petitioner and Village officials on
July 28t

Plan Commission has copies of our detailed
recommendations in the written record

Goals

Preserve the essential character of the existing
neighborhood

Maintain safety of residents and properties
Minimize disruption by construction

Revise the current proposal to better balance
the needs of

— the existing neighborhood

— the Village common good

— the developer

— the incoming new neighbors




Recommendations in 9 Categories

1. Construction entrance 6. Jefferson Avenue buffer

2. Stormwater set-backs and treescape
management 7. Cul-de-sac entrance

3. Jefferson Avenue location
infrastructure 8. Brookbank Road R.O.W.

4. Air quality and health path and treescape
concems during 9. Detention pond impact on
construction existing trees and

5. Traffic control for pedestrian path

construction traffic on
Jefferson Avenue

Plan Commission
Requested Action




Requested Action

1. Find that no “practical difficulties or particular hardships”
are claimed or proven by Petitioner

— therefore reject all proposed exceptions

Exception Analysis

An exception shall be recommended by the Plan
Commission

only if it finds that there are
practical difficulties or

particular hardships

in the way of carrying out the strict letter of the
provisions of this Chapter.

— 1st sentence of 20-603(c)




Exception Analysis

Jefferson Avenue R.O.W dedication width (33
feet instead of 35 feet)

Nelson Court stem R.0.W. dedication width (33
feet instead of 35 feet)

Nelson Court cul-de-sac mountable curb

Brookbank Road R.O.W. dedication width (33 feet
instead of 35 feet)

Carpenter Street R.O.W. dedication width (33 feei
instead of 35 feet)

Carpenter Street curb, gutter, and sidewalk
Carpenter Street lighting

Exception Analysis

Rejecting all the R.O.W exceptions helps to retain the
established lines of home fronts -- neighborhood character

Rejecting the R.O.W exception on Jefferson Avenue
matches the prior R.O.W. dedication width on the south
side of Jefferson Avenue fronts — neighborhood character
Accepting any of the R.O.W exceptions narrows the
parkways b}/ 2 feet, making the streetscape less
symmetrica

Accepting any the R.O.W exceptions allows new homes
2 feet closer to the roadway ?avement, making the
streetscape less symmetrica

A “rural/country character” can be equally implemented
with 33-foot or 35-foot R.O.W. width dedications .

The roadway pavement width remains the same
regardless of the width of the R.O.W.

Street lighting is a safety issue




“Nelson Meadow” Subdivision Exception Analysis

An exception shall be recomthended by the Plan Commission only if it finds that there are practical
difficulties or particular hardships in the way of carrying out the sirict letter of the provisions of this
Chapter, [1* sentence of 20-603(c)]

- . . . Procsicat | Parocuior
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widh {33 foer Per Public Works/Enginearing stlf™ None None parkveay by T fort and allowy the new hores, 2 feet
meseid of 35 feet) closer 10 the roadway paucment, making the srectscepe
moré asymanetrical. Tha roadway parement width
reaans the same ia both caars.
Rejecting 1his exception belpd 16 reisim v with
ﬁemb}uh&lmdimﬁmmwm
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and Nebson Cotwt:
“"Provides & much cheamet more
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cul-de-sar and avoids the requiremept of Nooe s well a5 the Petits heeae it affords
meumable cib muhiple Gt cols st every driveway aavizer porking along the corved calb-de-sac.
akong the cul-de-sac™
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Requested Action

Find that no “practical difficulties or particular hardships”
are claimed or proven by Petitioner :

— therefore reject all proposed exceptions

Find that the proposed Plat and plans “will aiter the
essential character of the locality”

— therefore reject the petition as submitted

Recommend that Village Council not approve petition as
submitted

Request that Petitioner redraw the plan to better balance
the needs and recommendations of the neighborhood, the
Village common good, the developer, and the incoming
new neighbors

Thank you!




Recommendation #2

Stormwater Management

Village of Downers Grove
Plan Commission Hearing
File PC-25-05
October 3, 2005

Tim Riordan, 1133 Jefferson Avenue
Ed Weise. 1137 Jefferson Avenue
Bob Jensen, 1215 Jefferson Avenue




How much new impermeable
pavement is added that

drains stormwater to the Jefferson |

Avenue stormwater intakes and
then directly into
St. Joseph’s Creek South Branch?




Stormwater Management

? Prevent flooding and silting across Jefferson Avenue,
both during construction and after -

? Prevent any additional increase in the level of St.
Joseph's Creek behind Jefferson Avenue homes during
flooding conditions — watershed already under pressure
from other upstream developments

? Collect all the stormwater from the new Brookbank Road

and Jefferson Avenue pavements in the detention pond

? Define long-term responsibility for managing stormwater
facilities and detention area — safety and health issues

? Publish specific plans for maintenance of stormwater
facilities, as well as emergency response plans

Thank you!




Recommendation #7

Jefferson Avenue
Cul-de-Sac

Village of Downers Grove
Plan Commission Hearing

File PC-25-05
October 3, 2005

Mark Cronin
1117 Jefferson Avenue




_} J ﬂl.lﬂﬂ‘/ 5, (126737}
: N
! £ T % . \ [
a ; : E s
X, E:
g} I LOT4 hz
2.5 3 Te=Toim
2 i \ B
.|| . ol
-
52 PO Y ko % l :
[ re sEmax /_ ﬂ‘*‘ mu‘;:s.
TR -
; ol . UTER i~
E ) munrmﬂ! li=‘=ﬂi;
589°.
------ 7N e
A i |JEFRERSON AVENUE [ gt /) e
et T AN s S A BN

Jefferson Avenue Cul-de-Sac

Adverse impacts of the “Nelson Court” proposal

» The dead-end “problem™ is worsened by
extending it — longer access route for
emergency response

« The dead-end “problem” is worsened by the
proposed tight 90-degree turn — safety

+ [nevitably in winter, drains will freeze and clog,
putting water and ice onto Jefferson Avenue

+ Eliminates on-street parking for 1117 Jefferson
Avenue

+ If Jefferson Avenue must be extended, do it with
a gentle curve to the northeast — a safer idea!
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Jefferson Avenue Cul-de-Sac

» The 1979 “plan” envisioned the possibility of “a
roadway system within the property which connects
Jefferson to Carpenter’

« In 1987 the Village decided that the east end of
Jefferson Avenue would be a cul-de-sac

* In 1988 we were required to dedicate the R.O.W.
from our land and to build and pay for the south half
of this cul-de-sac

» We built our home at 1117 Jefferson Avenue with
the understanding that the street ended in this cul-
de-sac — that was our agreement with the Village!

+ All five of the other homes on our block have been
purchased with the same understanding
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Jefferson Avenue Cul-de-Sac

* Reject the proposed “Nelson Court” plan

* Recognize the safety and fraffic impacts of the
proposed “Nelson Court” plan

» Eliminate unsafe corner within cul-de-sac and
the longer access route for emergency response

 Reduce traffic impacting Hilicrest schoolchildren

* Honor the previous Plan Commission and
Village Council decisions

* Honor the Village’s agreement with us when we
dedicated the land and paid for the public
improvements




Recommendation #6

Jefferson Avenue
Set-Back Buffer

Village of Downers Grove
Plan Commission Hearing

File PC-25-03
October 3, 2005

Beth Riordan
1133 Jefferson Avenue
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Jefferson Avenue Set-Back Buffer
Requested Action — Building Line

* Require Front Building Set-Back Line on North side of
Jefferson Avenue

* To align with average fronts of homes at 1202-1232
Jefferson

* To match geometry on South side of Jefferson Avenue
(1117-1137, our homes)

« Minimum 35 feet Building Line front set back
+ Minimum 70 feet from the street center line

» Additional buffer up to a total 90 feet from center of the
street to front of homes because the new homes wiil be
on higher elevation and also much larger and taller

* Provide room to replace the lost parkway treescape with
13 trees in two rows

= Alternative to Building Line is equivalent additional
R.O.W. dedication in lieu of Building Lines requirement
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Petition

To the Village of Downers Grove Plan Commission and
Village Council:

We, the undersigned Neighbors of the proposed “Nelson
Meadow” subdivision, petition the Village of Downers
Grove to preserve the open and airy country character of
our established Neighborhood by requiring Front Building
Set-Back Lines that extend the existing uniform lines of
home fronts across to the proposed new subdivision lots.

We are very concemed that, without uniform Front Building
Set-Back Lines of at least 35 feet (at least 70 feet from the
street center line), the proposed “Nelson Meadow”
subdivision will have a deleterious impact on the unique
character and appearance of our Neighborhood and on the
value of our properties.




Thank you!




Recommendation #8

Brookbank Road R.O.W.
Path and Treescape

Village of Downers Grove
Plan Commission Hearing

File PC-25-05
October 3, 2005

Rick and Julie O'Halloran
1202 Jefferson Avenue




Brookbank Road R.O.W

Path and Treescape

Save all the still-existing trees along Brookbank
Road extension south to Jefferson Avenue

Save the natural walking path on the west side
of the Brookbank Road R.O.W.

Three viable alternatives to saving all the trees
and the path

Relocate the proposed western water line to
minimize damage to trees and shrubs

Shift street to the east if necessary

Require full 35-foot R.O.W. dedication or more if
necessary to save trees and path




Recommendation #9

Detention Pond Impact on
Existing Trees and
Pedestrian Path

Village of Downers Grove
Plan Commission Hearing

Fite PC-25-05
Qctober 3, 2005

Jim and Gail VanGorp Mazer
5800 Carpenter Street
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Detention Pond Impact on Existing
Trees and Pedestrian Path

Move the current silt fence northward at least 21 feet
from the property line

Install pr(iﬁer tree fencing to protect the entire area
between the new silt fence and property line to protect
the Critical Root Zone from any incursion Mark the
fenced area prominently to identify it as a protected
Critical Root Zone

Revise the excavation and grading plans to keep this
protected area undisturbed, moving the detention pond
and its retaining wall at least 21 feet from the property
line —- more if necessary to keep all construction traffic off
the protected Critical Root Zone

Relocate the proposed eastern water line to the noith at
least 21 feet from the property line

Use non-compacting techniques in grading and
construction
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Pathways & Stormwater

Mike Kelch
5729 Carpenter

Topics

» Carpenter To Jefferson Pathway
* Flood Zone Designations
» Setbacks




Pathway

Children Traveling to Schoql e
Children Traveling to Park
Used for 40 + Years

Safest Route Due to Hills at Each End

AT ™

Iood Plain




Flood Zone Designation

Surprise Designhation of 45 — 50 DG Properties
Insurance Cost $2,500 to $5,000 per Year
NPV of $35,000 to $70,000 =

~ Drop in Value of Homes!

Does Village Understand Federal Government
Algorithm for Flood Zone Designation?

— Need for Conservative Development

— 11 Houses is Very Aggressive for Site

Setbacks

My House is 78 Feet
My Neighbors to South are > 100 Feet

Nelson Carpenter Street Proposal is 63
Feet

Does Not Fit Current Character

Will Negatively Impact Neighboring Home
Values




Detention Pond Impact on
Remaining Walnut Trees

Village of Downers Grove
Plan Commission Hearing

File PC-25-05
October 3, 2005

William McCune
1436 Thormwood Drive
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Cutting Tree Roots
West end of wall, looking east

e
o 5 10 Property Line

Current Surface

752

excavate and
fill compacted

Wiliam McCune
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Suffocation of Tree Roots
East end of wall, looking east
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Downers Grove Tree Protection Requirements

Ordinances reganding trees, including tree profection requircments for public trees, arc located in Chapter 24 of the
Downers Grove Municipal Code. The Forestry Division of the Public Works Department implcments and enforces
these codes. The following identifies tree protection requirements for projects near public paskway rees.

Tree protection shall include svoiding damage to the above ground tree braches and trunk, and the below ground
700t system and surounding soil. Roots areone of the smost vital parts of a tree and must be potected from severing
or changes in their soil epvironment camsed by compaction and regrading. The majority of » tree’s potrient and
watcr absorbing rools 2w in the upper 18 10 24 inches of soil. Damage to the roots can bead 10 Ereversible tree
dectine or desth in the coming E&m&emmmcmtﬂnmdmmg_mmm
MCMMMGCRZBMMMMUMIMMDMMMW
The size of this arca, measured from the coter of the tree, i gencrally a circde with a radins of ane foot v each inch
ofMdhm'M@hdkCRZMh‘kﬂhhthﬂpmdwfuh&L

Village Forester in Public Works Memo, Sept. 20, 2005:

4. South of the property line south of the detention area is a row of black walmsis
which are in good conditfors. To ensisre survival, sl work must remain north of
mwmmmmam
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This is a very weak requirement.




Recommendation

» We ask the Plan Commission to prohlblt
any construction activity within the
standard Critical Root Zone.

* One foot of radius for each inch of
trunk diameter.

Tot April Holden
Date: May .1-_7i 2005 . .
Re: RequesL for public records frora Jokn Schofield

!bawdcaftmlhmlhmabomﬂzdmgcmd!wm\dof4pmkwytm
ot 3 Jocatiops. For the first 2 sxddresses; ¥ sonf l¢ftérs snd invoioes and copies are
“attuched, The 3rdiaddress had the usauthorized removal of 2 parkway. oak trecs. At that
-'ad&mlﬁbdamplﬁmmd&hlhedt&mmmﬂmmmxhcd Ano
invoice was ritvey printed for the 3% adiress.: However, Andersen scitled before the tass
wenttp-conrt, Aﬁ‘thm[lﬂa&vnhn!ﬁﬁﬂiﬁﬁ)m pmdﬁxonSeplembﬂQE 2{}!)4: :
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Jefferson Avenue
Treescape Buffer

Village of Downers Grove
Plan Commission Hearing

File PC-25-05
October 3, 2005

Mike and Sharon Hackbarth
1121 Jefferson Avenue




Trees

Large mature trees are an essential characteristic of the
neighborhood

40+ large mature trees removed from the interior of the subject
property on Aprit 12" and 13" — private property

10 large mature trees removed from the Jefferson Avenue edge
of the property — from land proposed to be dedicated to the
Village of Downers Grove — pre-empted any possibility of public
heanng input

18-25 large mature trees proposed to be removed from public
Village property in the Brookbank Road R.O.W. - we respectfully
disagree that these frees are not werth saving

13 large mature trees threatened on private property south of the
subject property by the proposed location of the detention pond
Only 36 small 2-inch trees are currently required as
replacements

More and I::)lger trees are required to restore a sembiance of the
neighborhood character




Jefferson Avenue
Treescape Buffer

Replace the lost parkway treescape with a doubie row of
trees:

— Total of 13 trees

— 7 trees in a row north of the new sidewalk

— 6 trees in a row south of the new sidewalk

— Staggered placement

— Give the appearance of one tree every 20 feet,

Optimal placement of utilities to accommodate maximum
tree placement (plan the tree placement first)
Side-loading driveways (off Brookbank and the new cul-
de-sac respectively) to accommodate maximum tree
placement

Require a detailed tree plan acceptable to the Village
and the neighbors prior to approval







Jefferson Avenue
Neighborhood Recommendations

Village of Downers Grove
Plan Commission Hearing

File PC-25-05
October 3, 2005

Thomas J. Sisul
5120 Main Street




Requested Action

Find that no “practical difficulties or particular hardships”
are claimed or proven by Petitioner

— therefore reject all proposed exceptions

Find that the proposed Plat and plans “will alter the
essential character of the locality”

— therefore reject the petition as submitted

Recommend that Village Council not approve petition as
submitted

Request that Petitioner redraw the plan to better balance
the needs and recommendations of the neighborhood, the
Village common good, the developer, and the incoming
new neighbors




Thank you!




Hefition
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Wem.emdmgnedmxghbors of the Ww\wmm petition the Village of Downers:
Grchtopmservetheopenandmrycounnychmcmrofomesmbls}deelﬁbmhoodbyreqwmgFm

: BﬁdmgSetBackLmes that extend thie existing uniform lines-of home frenté &trass to the proposed new

subdivision lots. We are very concemed that, without uniform Front Bulding/S#-Back Lines of at least 35 feet
(at least 70 feet from the street center line), the proposed “Nelson Meadow™ subdivision will have a deleterious

impact on the unique character and appearance of our Neighborhood and on the valué of our properties. -
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Pefifion

Tommpdmmmmmmw
We, the undersigned Neighbors of the proposed “Nelson Meadow” subdivision, petition the Village of Downers -
Grove to prescrve the open and airy country character of our established Neighborhood by requiring Front
- Building Set-Back Lines that extend the existing uniform lines of home fronts across to the proposed new
subdivision lots. We are very concemed that, without uniform Front Building Set-Back Lines of at least 35 feet
(ut least 70 feet from the street center line), the proposed “Nelson Meadow™ subdivision will have a deleterious
impact on the unique character and appearance of our Neighborhood and on the value of our properties..
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Pefition

To the Viilage of Downers Grove Pian Commission and Viliage Councli

"~ "We, the undersigned Neighbors of the proposed “Nelson Meadow” subdivision, petition the Village of Downers

Grove to preserve the open and airy country character of our established Neighborhood by imposing Front
Building Set-Back Lines to extend the existing uniform lines of home fronts across the proposed new
subdivision lots. We are very concemedthat, without uniform Front Building Set-Back Lines of at least
35 feet, the proposed “Nelson Meadow” subdivision will have a deleterious impact on the unique character of

our Neighborhood and the val

ue of our properties.
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Pefifion
To the Viilage of Downers Grove Plan Commission and Viilage Councli

We, the undersigned Neighbors of the proposed “Nelson Meadow” subdivision, petition the Village of Downers
Grove to preserve the open and airy country character of our established Neighborhood by requiring Front
Building Set-Back Lines that extend the existing uniform lines of home fronts across to the proposed new
snbdivision lots. We are very concerned that, without uniform Front Building Set-Back Lines of at least 35 feet
(at least 70 feet from the street center line), the proposed “Nelson Meadow” subdivision will have a deleterious
inpact on the unique character and appearance of our Neighborhood and on the value of our properties.
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NELSON MEADOW CONCERNS - RESIDENTS NORTH AND
WEST OF PROPOSED DEVELOPMENT

The people to the North and West of the proposed Nelsor Meadow
development want to be sure that their specific concerns are
addressed. We, the undersigned, present these concerns to the
Village Staff, Commissions and Council for their consideration as
plans for the development are finalized. We appreciate the efforts
of the Village to make this development a success for all involved,
and we are confideat that due consideration will be given to the
following three issues. We have enumerated our issues below, and
have made suggestions for improvement that we hope the Village
and, where appropriate, the developer will consider.

Address Si re
Sdz m:; Shs 901&»)/:5;!/1 {r—
_&)rbo{c\. Seh YGge S7385 Broo hbcm-k_-( ’ d'a:ﬁ 3

u@&_\_s TORLEY ST QomkRdic

%_aﬁzs_ﬂ@_w

1221 Bleehard

\:} A . e 1221 flanclie
/el

ND QD [ ~F|On | ||| e

%’_,Lﬂ_.%‘i‘“cr’ 1207 Brosk bank

BT E. P11l 57¢7 BRPKBANK |

10 LY — 3y BLAaskHaRD ) )
11 | Leee Tarodgceto- 13e Blgosidond ‘

12 (D4 Raen 5708 €20 KRNk
13 ﬁ{’fgm?ﬁ S7X_Fpakladt

14 | Jeweey muﬁ o1 Blan chetd

15 5000 Praskbea. |
16 =
17 | Ti 7 y

18 V. D Sl
19 Ww £
201y ais S S63( Brsekbanle




Pﬁnted Name

Address |

S0

Printed Name | Signature
21 reen < :
22 s 12 ]
23 ii;qu é-lrelq,q Sell Brookbauk |, —
24 JLC Al _Lrookbe L
A% hd Brericho, b trsad
7 Vel Ol |stett Brnntt |1 =
28 Micruce gnzbiiids G52y Beorbave f
29 Koam Eruanlss | S5 frocdigank [
30
31 /%41/ /4 /ﬁé” MM .ﬂlf/(l —
132 (f/é&'nv‘?écmr&/ Fehn ," Wl |
33 €O Sﬁnﬁ/ﬂ" S&6 Preo n/(’ , 7/ '___/
34 Feste, ™ 5532 Bmattow. {Poiya ’?’L'L
35 e stst |Wick il (eo
36 \le Su{ ﬁm»h L. NILED
37 Ivaub YA L 9D B kel { NV /AN,
38 '- a 209 4 l& g M w,_:i‘.:'/; =
39 17 Rurrd Az .
40 4
41
42
43
44
45
46
47
48
49




ISSUE 1 —EXTENSION OF BROOKBANK THROUGH TO

JEFFERSON

We estimate approximately 100 people per day walk down Brookbank
from Blanchard to Jefferson as a means to reach Hillcrest School or for
recreational purposes. The path is not only a safe way for these
individuals to commute of relax, but it does so in an aesthetically
pleasing way, with a tree-lined gravel path. The number of individuals
using this route continues to increase, as recent tear-downs have
attracted a significant number of young families with children.

Extending Brookbank through to Jefferson will greatly increase the
traffic on this route and jeopardize the ability for individuals, especially
children, to commute safely. We have the following concerns and

related suggestions.

Concern

Suggestions for Improvement

Increased traffic will make
pedestrian commuting unsafe.

Only extend the street through to
the front of the two new homes, as
originally planned by the
developer. Also, add a sidewalk
on Brookbank south of Blanchard
to connect with the sidewalk in
front of the two new houses or
connect to the walking path.

Elimination of the trees and
walking path will significantly

degrade the aesthetics of the area.

Similar to the arrangement at
Brookbank at 59™ Street, make
this two house extension a “1/2”
street and preserve the trees and
walking path. If the street must go
through, put a “1/2” street through
to Jefferson, similar to the
arrangement at Brookbank at 59™
Street, and preserve the trees and
walking path.

The corner at Brookbank and

Implement four-way stop at




Blanchard is already very
dangerous, with cars using
Blanchard as a thoroughfare from
Main to Dunham. Additional
homes on Brookbank will increase
the likelihood of an automobile
accident at the intefsection.

Brookbank and Blanchard




ISSUE 2 ~ WATER MAIN ON BROOKBANK NOT CAPABLE
OF SUPPORTING ELEVEN NEW HOMES.

We understand the water main that runs down Brookbank is the
suggested connecting point for the 11 new residences. This pipe has
had a history of breakages, and has broken 3 times in the last 2 years on
the section South of Blanchard.

Concern Suggestions for Improvement

The current pipe is old and Replace the main from Blanchard
unreliable. Continued breakages | to current termination.

will impact even more homes if all
11 new residences are added to the
existing, unstable infrastructure

Water pressure for existing Install a larger main line from
residences will be impaired by the | Blanchard to current termination.
additional homes.

|




ISSUE 3 - STORM WATER RUN-OFF MAY IMPACT HOMES
NORTH AND WEST OF THE DEVELOPMENT

Given that the development is significantly elevated compared to
neighboring lots, improper engineering could result in water flowing in
a way that impacts lots to the North and West. During heavy rains,
water is already taxing the entry points to underground drainage
systems at the corner of Brookbank and Blanchard as well as in the
middle of the Brookbank between Blanchard and 55" Street.

Concern

Suggestions for Improvement

Storm water facilities in the
middle of the 5600 block of
Brookbank may not be sufficient
to control additional water
diverted from new development.

Ensure that the developer has
performed appropriate studies of
ground water impact on the system
to the North and West of his
development.

Plans indicate sewer heads in front
of the 2 new homes on Brookbank.
There is no piping under the
existing portions of Brookbank to
connect to.

Add additional underground storm
water tiles to connect the new
SEWETS.
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September 12, 2005
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VILLAGE OF DOWNERS GROVE -
PLAN COMMISSION MEETING, SEPTEMBER 12, 2005, 7:30 P.M.

Chairman Jirik called the September 12, 2005 meeting of the Plan Commission to order at 7:30 p.m. and
asked for a roll call:

PRESENT: Chairman Jirik, Mr. Griesbaum, Mr. Matejczyk, Mr. McCormick, Mr. Nicholaou,
Mr. Quandt, Mr. Webster

ABSENT: Mrs. Rabatah, Mr. Waechtler

STAFF
PRESENT: Keith Sbiral, Director of Planning; Lori Sommers, Planner; and Alice Doman,
Recording Secretary

AUGUST 1, 2005 MINUTES. MINUTES WERE APPROVED ON MOTION BY
COMMISSIONER GRIESBAUM, SECONDED BY COMMISSIONER NICHOLAOU.
MOTION PASSED BY VOICE VOTE OF 7-0.

The Chairman asked those in the audience wishing to speak to sign in. He explained the process of the
meeting, noting the next regular Plan Commission meeting is scheduled for October 3, 2005.

FILE NO. PC-23-05 — Petition secking 1) approval of a Special Use for a drive-up banking facility for
a proposed bank; 2) variations from the Code relative to required setbacks. Property located at the
southwest corner of Fairview and Ogden Avenues, commonly known as 401 Ogden Avenue (PIN 09-
05-415-029), 405 Ogden Avenue (PIN 09-05-41 5-013, -012) and 413 Ogden Avenue, Downers Grove,
IL (PIN 09-05-415-011); R. Tony Burgoyne (GPD Group), Petitioner; Sherwood Blitstein, current
owner; and National City Bank of the Midwest, future owner

Chairman Jirik swore in those who would be speaking on behalf of File No. PC-23-05.

Mirs. Lori Sommers, Planner, introduced Ms. Ann Lazarz, Vice President National City Bank, Tony
Burgoyne with the GPD Group (petitioner), and current owner Sherwood Blutstein. The property is
comprised of 401 Ogden, 405 Ogden and 413 Ogden Avenue and is zoned and wiil continue to be zoned
B-3 General Services and Highway Business. The petitioner is requesting approval of a special use for
the proposed bank per Chapter 28, Sect. 28.609 as well as approval of a variation of Chapter 28, Sect.
2818.02(c) to reduce the required parking setback to allow a 38-foot setback versus the minimum
requirement of 50 feet.

The proposed two-story brick building will have three drive-through lanes. Operating hours for the
interior lobby will be 9:00 a.m. to 7:00 p.m., and the drive-through hours will be 8:00 a.m. to 7:00 p.m.
Commercial zoning surrounds the site except for the southern portion, which is zoned residential. The
plan is consistent with the Future Land Use Plan (“FLUP”). The three buildings located on the site will
be demolished in order to construct the bank on a 30,353.84 square foot site. Approximately 169 feet of
frontage exists along Ogden Avenue and approximately 115 feet along Fairview Avenue. One curb cut
is proposed along Ogden Avenue, with the petitioner working with the property owner to the west to
consolidate his curb cut.

PLAN COMMISSION i SEPTEMBER 12, 2005
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Proposed gross floor area of the building is 7,560 sq. feet with a floor area ratio of .25which is within
the maximum requirement for the district. Overall height of the building is proposed to be 33 feet, 8
inches and is within the maximum height of 60 feet. "Approximately 19% of the total site will be
landscaped. A public sidewalk is proposed atong both Ogden Avenue and Fairview Avenue.

Publics Works, Engineering and the Traffic Departments have reviewed the petition, as well as Forestry
& Landscaping and the Fire Department, with no negative issues raised. The Engineering Department
has recommended additional sidewalk construction detail modifications be made, but this will be
addressed prior to permitting. Parking will include 23 spaces including one additional handicap space.
The proposal meets the parking requirement with four additional parking spaces. The sign package,
which complies with the Village’s new Sign Ordinance, will be reviewed at the time of permitting.

Mrs. Sommers explained how the petitioner’s proposal complies with the Ogden Avenue Master Plan.
To date, she has not heard comments from the neighbors. Standards for approval and staff’s
recommendation are noted in the report. Staff believes the requested action is consistent with the FLUP,
the Zoning Ordinance, the Village’s Ogden Avenue Master Plan, Ogden Avenue Implementation Plan
and the planning documents of the Village. Staff recommends that the Plan Commission forward a
favorable recommendation and Findings of Fact to the Village Council subject to the cight (8)
conditions listed in its September 6, 2005 staff report.

Chairman Jirik opened up the meeting to Commissioner comments/questions.

Mr. Nicholaou confirmed what business is to the west and the zoning setback requirements as explained
in Chapter 2818-02(c).

Chairman Jirik asked for the petitioner’s presentation.

Mr. Tom Sisul, on behalf of Mr. Tim McJoynt, the attomey for National City Bank (the “Bank’™) who
was not present, introduced Mr. Tony Burgoyne.

Mr. Burgoyne, Project Engineer for GPD Group, 520 S. Main Street, Suite 2531, Akron, Ohio 44313, on
behalf of the Bank and the owners of the development from Mosaic Properties, thanked staff for its
presentation and thanked the Commission the opportunity to speak. Mr. Burgoyne presented a color
rendering of the bank and explained the petitioner plans to construct a two-story, 7,650 sq. foot bank, 33
feet 8 inches in height, which will include a three-brick blend of tan-colored masonry. The southwest
comner of the Bank will be the highlight of the building and include a glass curtain wall constructed out
of pre-cast panels. The roof will include brown asphalt shingles to match the brick. Site circulation will
include a shared access off Ogden Avenue to eliminate the many curb cuts along Ogden Avenue. The
drive-through contains three lanes with the first lane designated for ATM traffic only. The outer two
lanes will be for customer/patron tele-transactions. The Bank is proposing to construct a six-foot, white
vinyl privacy fence on the south boundary to shield lighting. The proposed landscaping for the site is
ample and will include perennial shrubs, trees, etc. to soften the corer. Any utilities will be roof
mounted and screened or shielded by landscaping. If ground-mounted utilities are necessary, a proposed
structure on the west side of the building will be proposed. The site will be ADA accessible and include
an internal elevator system.

Chairman Jirik opened up the meeting to Commissioner questions/comments to the petitioner.

Per Mr. Nicholaou’s questions, Mr. Burgoyne explained how a patron would access the site if traveling
westbound and explained how a patron would leave the bank using the Fairview exit.
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1

Mr. Matejczyk inquired whether the left-hand turn lane heading east on Ogden Avenue at Fairview
backed up to the site’s Ogden Avenue entrance whereby patrons would be required to navigate across
that turn lane in order to travel east on Ogden Avenue. Mr. Burgoyne could not confirm the distance.
However, the property owner of 415 Ogden Avenue confirmed the left-turn lane existed at that point
and starts about 10 feet before the Bank’s proposed shared access. A patron would have to cross that
lane.

Chairman Jirik opened up the meeting to the public.

Mr. Ken Gould, 408 Lake Avenue, walked through staff’s report in detail but mainly expressed his -
concemns about the car headlights coming into his home at night due to the elevation of his home, cars
having to cross five lanes, the merging of two lanes into one lane on Fairview heading south. While he
supported the construction of the Bank, he indicated more “honesty” needs to be addressed. Other
concerns included the site’s lighting, water run-off, and the fact that 22 parking spaces were counted on
the plans, and 10 employees would be taking up those spaces leaving only 12 spaces for patrons. Mr.
Gould indicated staff received no negative comments from the neighbors because the information was
not received until one week ago and the only information available was at the library. Not enough lead
time was given to the residents. Another concemn raised by Mr. Gould had to do with the sod, vinyl
fence proposed for the south property line and the fact that existing mature trees would be replaced with
younger trees. He suggested the fire hydrant at Ogden and Fairview be protected since it has been
struck by trucks on several occasions. Regarding the letter from National City Bank referring to a site
plan, it was not included in the letter. Lastly, he stated no neighborhood survey of the Lake Avenue
neighbors was taken by the attorney for the project as stated in the planning documents. Mr. Gould
invited the Commissioners, the petitioner, and the public to his house to view the site from his
perspective.

Planning Director Sbiral explained the standard public notice procedures were followed 15 days prior to
the public hearing. After reviewing the parking plan, Mr. Sbiral confirmed 23 parking spaces existed
and resulted in a net excess of four spaces. Regarding the stormwater requirements and pre-developed
property, he explained the stormwater standards did change within the past year, which was why the
requirements were different than for the CVS store back in 1999. As to the landscaping requirements,
sod counts as green space.

Mr. Burgoyne indicated a letter was mailed as a courtesy to the neighbors, and if the neighbors
contacted him, he offered to send full-scale plans to them. Regarding the Ogden Avenue access, the
petitioner’s first proposal did include a right in/right out access. However after working with staff, it
was determined that instead of having an additional curb cut, the petitioner sought a shared access to
eliminate the additional curb cut. Regarding the Fairview access, the drive-through follows a first-
come/first-serve basis, and Mr. Burgoyne estimated one car to exit the site from the drive-through onto
Fairview. He was not expecting to increase the amount of traffic on Fairview. Regarding the merging
of two lanes into one lane heading toward Lake Street, Mr. Burgoyne indicated public safety is a
concem of the Bank, but what occurs southbound on Fairview cannot be addressed by the Bank but
could be addressed by the Village Council. '

As to the site’s lighting, Mr. Burgoyne explained the lighting would be tall and down-directed.
Precautions will be taken to shield the lights on the fixture, and light will not spill across the Bank’s
property line. On the south property line, no tall lights are being proposed. As to the six-foot vinyl
fence, the petitioner is trying to stay within Village Code but would be more than willing to increase its
height and work with Village staff and the neighbors to address that issue. As to the headlight issue,
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Mr. Burgoyne explained if a residence is elevated above the centerline of Ogden Avenue, the three-foot
headlamp of a car should not impact that residence.

As to the stormwater runoff, currently three buildings exist on the site and include impervious surface.
The petitioner is proposing one building with additional green space plus a stormwater management
system to capture surface water and deposit it into the public stormwater system. The fire hydrant issne
is the responsibility of either the Village or IDOT. Lastly, regarding foot traffic, the petitioner is
seeking to attract patrons, which is why sidewalks and ADA access were being proposed.

As a side note, Mr. Sbiral announced the Village does have full-scale plans available for review but
asked those interested to contact staff to review them.

Mr. Joe Scheibenreif, 430 Lake Street, Downers Grove, expressed concern about the hazards of those
customers exiting at Fairview who want to head northbound. A left turn at either Fairview or Ogden
will create hazards and T-bone accidents.

Ms. Linda Clevenger, 438 Lake Avenue, Downers Grove, noted banks are good neighbors versus other
uses. However, she expressed concern about the traffic since Fairview already contains heavy traffic
from Lester School. She suggested having an entrance only on Fairview and two exits out to Ogden.

An 8-foot fence would be ideal. She reiterated some of the issues raised, calling attention to the fact that
the stormwater requirements have become stricter.

Mr. James Berg, 418 Lake Avenue, Downers Grove, confirmed a west wall near the Elegant Peddler
would not be constructed. He also expressed concern about seeing the cars entering and leaving the
bank. He supported the bank but believed a wall should be installed on the west side.

Mr. Bill Whalen, 425 Lake Avenue, Downers Grove, called attention to the number of Lake Street
residents present in the room. He expressed concern about traffic safety and the heavy traffic at the
intersection of Fairview and Ogden. He did not know whether the petitioner meant one car exiting onto
Fairview per minute or per hour and suggested if it was one car per hour, eliminate the Fairview exit.
He noted with the increase in businesses east of Fairview, more traffic was trying to avoid the
congestion by traveling down Lake Avenue, which is a dead-end street. He had concemn about the
safety of the children on the block. He also confirmed that no survey was taken of the neighbors. He
had concern about noise pollution from the added in-ground sprinkler system.

Mr. Whalen suggested the Ogden Avenue access have an eastbound exit only and a southbound only
exit for Fairview. He suggested changing the direction of the drive-through from east to west so that
the lights on the site at night would reflect on the businesses west of the Bank and not on the residents to
the south. Should the petition be approved, he recommended changing the dead-end signage on Lake
Avenue and the addition of speed bumps.

Chairman Jirik asked Mr. Gould his thoughts on increasing the privacy fence by two feet, wherein
Mr. Gould suggested a pre-stressed concrete sound wall or something with structure to it other than
flatness. Currently, he has a six-foot fence on his property, and it does nothing. An eight-foot fence
would improve the situation.

Mr. Nicholaou recalled a discussion that took place regarding the Mid-America Bank petition and
recalled this Commission recommended a six-foot fence with an elevated berm. Mr. Burgoyne stated
the Bank would consider the fence height but called attention to the fact that only five feet of
landscaping area existed. The proposed vinyl fence would be maintenance-free and contain no gaps.
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As to reversing the drive-through in order to have the lighting on the business side, MI. Burgoyne
explained after reviewing the circulation of the site, the proposal before the Commission was the best
for the area, and the Bank preferred to have vehicles stacked behind the building. Rotating the building
would significantly decrease the on-site parking and setback restrictions would become an issue.

Returning to the fence issue, Chairman Jirik confirmed with Mr. Burgoyne that a two-foot berm with a
six-foot fence was unreasonable. Mr. Burgoyne stated the viny! fencing would reflect sound away from
the residents. s

Chairman Jirik confirmed with Mr. Burgoyne on how the general flow of traffic was determined for the
site. Mr. Burgoyne explained how the plan was determined, noting that staff comments were taken into
consideration. Chairman Jirik asked whether confirmation existed as to whether more traffic would
come from Ogden Avenue versus Fairview Avenue or vice versa. Mr. Burgoyne stated no formal traffic
study was done nor was one required. He could not confirm where the main point of traffic would come
from. Personally, he believed certain turning movements from Ogden and Fairview were easier than
others.

Mr. Griesbaum confirmed with Mr. Burgoyne that the ATM was a 24-hour drive-through.

Mr. Webster asked about the jurisdiction of Fairview Avenue to which staff confirmed Fairview was the
Village’s jurisdiction. Mr. Webster believed it was a developmental strategy to leave the accesses that
were already there, wherein Mr. Sbiral stated the goal of the Ogden Avenue Master Plan and
Implementation Plan was to reduce the number of access points, which this plan does. Mr. Webster
asked whether IDOT was required to review the project, wherein Mr. Sbiral said IDOT would be
reviewing the permitting aspect of the project. Regarding no traffic study being required, Mr. Sbiral
explained the traffic letter that was submitted was deemed sufficient by the Village’s traffic engineer.
Mr. Webster believed to limit the development to a right-in/right-out on Ogden Avenue was not the
Village’s jurisdiction. Mr. Shiral explained staff was working with IDOT relative to the curb cuts as
well as with the Village’s Ogden Avenue Master Plan, and the proposed access provides the best
alternative for reducing curb cuts and gives the best overall plan. Mr. Webster then pointed out the
restrictions that come with a right-in/right-out access and the fact that development becomes less
attractive to a developer with such a restriction.

Mr. Burgoyne did not have any questions of the public and closed by thanking the Village staff, the
Commissioners, and the community. He believes the petitioner developed the best concept for the
parcel and will be setting precedence for a high quality building. He offered to answer any other
questions and provide his business cards to the any members of the public requesting it.

Mr. Nicholaou, in reviewing his photographs on the overhead projector, recalled that a number of
discussions took place by five members of this Plan Commission regarding the “gateways” into the
Village of Downers Grove. He discussed the traffic challenges at Ogden and Fairview and reviewed the
photos of where the Ogden shared access was proposed. He reviewed the Fairview exit, calling
attention to the fact that where Fairview merges from three lanes down to two lanes, the Village has to
recognize that Lester School sits in one of the largest landmasses in the Village and cars will race to
merge no matter what time of day.

For the record, Mr. Nicholaou indicated whether it fell within the purview of the Village or IDOT, he
was not satisfied with the egresses to the Bank’s site, and the site is developable with modified egresses.
Because the Village favored curb cuts on Ogden Avenue and because many Plan Commissioners spent
hours discussing the elimination of curb cuts, the Village should not eliminate them due to aesthetic
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purposes. By eliminating them, a safety problem, which already existed on the comer;would be
increased. Mr. Nicholaou suggested the Plan Commission make a recommendation to the Village
Council that even though it may not be in this Commission’s purview, the Plan Commission did discuss
the matter and considered it an important item.

Per Chairman Jirik’s question on how Mr. Nicholaou would revise the proposal, Mr. Nicholaou stated
he specifically questioned the petitioner if it was feasible to revise the driveway to egress onto Ogden
Avenue, noting in the future the Fairview section would have to be dealt with and should be addressed
now. Mr. Nicholaou further discussed the purpose of creating the gateways was to capture revenue;
however, banks and real estate offices did not provide revenue but instead provided “services”, and he
believed in order to have a service-oriented entity on the corner, he disagreed with the petitioner that the
plan could not work. Mr. Nicholaou stated he did not want to see a left-hand tum going across five
lanes of Ogden Avenue or four lanes of Fairview Avenue.

Mr. Matejczyk expressed concern that the Village’s Traffic Division made no comments on the
development since the issues being raised are major.

Mr. Sbiral reiterated staff did work several months with the petitioner in reviewing its plans in order to
arrive at a best plan. Many of the items being raised were not required of staff to go beyond what was

required. Many were suggestions of staff. Regarding the traffic specifically, Mr. Sbiral felt staff did a

very good job. For the record, Mr. Sbiral did not want anyone going away with the misconception that
anything was missed. Staff thoroughly covered all aspects that were allowed by the Ordinance.

M. Griesbaum concurred traffic was an issue and noted whenever any traffic issue was raised usuvally a
traffic analysis was provided, and this presentation did not include such a study.

Mr. Matejczyk conveyed while more curb cuts would be eliminated, he surmised more fraffic would be
exiting out of the Bank as a result of the development. He conveyed the difficulties to be expected when
using either exit and stated it is a difficult situation.

Conversation followed that the traffic issue would be raised with any type of development created on the
site and what other type of use would generate less traffic.

Personally, Chairman Jirik favored seeing a formal traffic study done by the developer to clearly
illustrate the issue. Mr. Sbiral indicated a staff traffic engineer performed a traffic analysis, which was
represented in staffs report. If another traffic study were required, it would be an independent
consultant. Mr. Nicholaou concurred the Village Council strongly consider the Fairview access
becoming a right-hand tuin only.

Mr. Webster favored the right-in and right-outs but believed it was up to a traffic consultant to review
the impact of such measures and leaving it up to the Village Council to make its determination.

WITH RESPECT TO FILE NO. PC 23-05, MR. GRIESBAUM RECOMMENDED THAT THE
PLAN COMMISSION FORWARD A FAVORABLE RECOMMENDATION FINDING OF
FACT TO THE VILLAGE COUNCIL WITH RESPECT TO THE PETITIONER’S
REQUESTED ACTIONS, SUBJECT TO:

1) STAFF’S EIGHT (8) CONDITIONS LISTED IN ITS SEPTEMBER 6, 2005 REPORT;
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2) PERF ORMING A FORMAL INDEPENDENT TRAFFIC STUDY WITH DETAILED
INFORMATION TO INCLUDE TRAFFIC FLOW, ANTICIPATED TRAFFIC FLOW, AND
SAFETY CONSIDERATION FOR INGRESSING AND EGRESSING VEHICLES; AND

3) ADDING A BERM OR FENCE ALONG THE SOUTH AND WEST (THE LOWER 1/3)
PROPERTY LINES TO ACHIEVE A FENCE HEIGHT NOT TO EXCEED 8 FEET, FOR
INPUT TO THE VILLAGE COUNCIL. THE MOTION WAS SECONDED BY MR.
NICHOLAOU. :

ROLL CALL:

AYE: MR. GRIESBAUM, MR. NICHOLAOU, MR. MATEJCZYK, MR. McCORMICK,
MR. QUANDT, MR. WEBSTER, CHAIRMAN JIRIK
NAY: NONE

MOTION PASSED UNANIMOUSLY.

FILE NO. PC-24-05 - Petition secking approval of a Lot Split to include lot width exceptions. Property
located on the west side of Main Street, approximately 435 feet south of 55" Street, commonly known
as 5532 Main Street, Downers Grove, IL (PIN 09-17-101-032); James F. Russ, Jr., Attorney/Petitioner,

William Haider, Owner.

Chairman Jirik indicated the representative of the petitioner has requested that the Plan Commission
continue this agenda item to a date certain (October 3, 2005, 7:30 p.m.) due to another commitment.

A resident stated the Plan Commission should have made the public aware earlier wherein the Chairman
indicated it was just announced by the representative. For the record, the same resident stated the
petitioner has made many attempts to delay this matter with the residents.

WITH RESPECT TO FILE NO. PC 24-05, COMMISSIONER McCORMICK MADE A
MOTION TO CONTINUE THE PETITION TO OCTOBER 3, 2005 AND COMMISSIONER
QUANDT SECONDED THE MOTION.

ROLL CALL:

AYE: MR. GRIESBAUM, MR. NICHOLAOU, MR. MATEJCZYK, MR. McCORMICK,
MR. QUANDT, MR. WEBSTER, CHAIRMAN JIRIK

NAY: NONE

MOTION PASSED UNANIMOUSLY.

(The commissioners recessed at 9:40 p.m. and reconvened at 9:50 p.m.)

FILE NO. PC-25-05 — Petition seeking approval of the Final Plat of Nelson Meadows Subdivision with
exceptions from Code. Property located on the east side of Brookbank Road, rorth of Jefferson Avenue
and west of Carpenter Street, commonly known as 5737 Brookbank Road, Downers Grove, IL (PIN 09-

17-108-015); Joel Andersen Homes, Ltd., Petitioner; Joel Andersen, Owner.

Chairman Jirik swore in those who would be speaking on behalf of File No. PC 25-05.
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Mr. Sbiral, Planning Director, reviewed the staff report in detail, discussing the 4.8-acre site located on
the east side of Brookbank Road, north of Jefferson, with a property address of 5737 Brookbank Road.
The land is zoned R-3, Single Family Residence, and the application has been filed in accordance with
all applicable procedures and public notice requirements. The requesied action includes 1) the approval
of a final plat of subdivision per Chapter 20 of the Village Subdivision Ordinance for an 11 lot
residential subdivision, and 2) certain exception requirements from Chapter 20, Subdivision Ordinance,
including a) to allow right-of-way widths of less than the required seventy (70) feet on the following
roads: Jefferson Avenue, Brookbank Road, Carpenter Street and the proposed Nelson Court; b) an
exception requirement from Chapter 20, Subdivision Ordinance, Required Public Improvements, to not
provide sidewalks over portions of lots 8, 9, 10, and 11 along the west side of Carpenter Street; c} an
exception from Chapter 20, Required Public Improvements, to not provide street lights along Carpenter
Street and d) an exception from Chapter 20, Required Public Improvements, o not widen the pavement
or provide curb and gutter along Carpenter Street.

The size of the site is 330 feet by 632 feet, is surrounded by R3 zoning with single-family residences (0
to 6 dwelling per acre), and is consistent with the FLUP designation. The proposal will constitute 2.3
dwelling units per acre. Reviewing the plan on the overhead projector, Mr. Sbiral noted the site has a -
gentle slope beginning at the center of the site and flows down to the southeast and southwest corners.

A single-family residence on the property was recently demolished. The site sits within a flood plain
located at the very southeast comner of the property. A small portion of the 500-year flood plain exists at
the southwest corner of the site.

With regard to the Final Plat of Subdivision, alf lots will contain a single-family residence with Lot 8
including a residence and an adjacent stormwater detention pond covered by a permanent drainage and
detention easements. The cul-de-sac portion of Nelson Court will extend north from Jefferson Avenue.
The petitioner is requesting a right-of-way width exception. No lot depth dimensions are required for
either width, area or depth; however, if the right-of-way exceptions are not granted, Lots 1,2 ,3, 5, 6,7,
9,10 and 11 would not meet the minimum depth requirements. Staff found the statement to be
somewhat deceiving in that if the rights-of-ways were not granted, the geography would have to be
modified.

All properties will meet the Village’s bulk requirements and will range in size from 10,500 sq. feet to
33,400 sq. feet. The lots meet or exceed the lot width requirement of 75 feet in the R-3 zoning district
with lots widths ranging from 75 feet to 159 feet. All lots will meet or exceed the lot depth requirement
of 140 feet, ranging from 140 feet to 267 feet. Mr. Sbiral noted two errors in Table 2 of his report as it
relates to Lots 1 and 2, noting the lot width should reflect “78 feet” and not “75 feet”. In reviewing his
report, Mr. Shiral discussed in detail the right-of-ways and streets the petitioner was proposing and
dedicating. Staff does not support the right-of-way exception for the Jefferson Avenue portion and
believes the petitioner should dedicate 35 feet to the Jefferson Avenue right-of-way since 35 feet has
been dedicated previously to the south half of the right-of-way.

Proposed sidewalks were also reviewed with Mr. Sbiral explaining no sidewalks were proposed on the
east side of the development adjacent to Carpenter Street. This was identified as an exception from the
public improvements requirement to be considered by the Plan Commission and Village Council. Also,
staff was of the belief that installing a partial sidewalk on the west side of Carpenter Street was not
practical or desirable since there was an existing sidewalk on the east side of Carpenter. Staff requested
the petitioner provide a fee-in-lien sidewalk for the Village’s sidewalk program.

Rather than connecting Jefferson Street straight through to Carpenter Street, staff has suggested
installing a five-foot wide pedestrian path (crush limestone or paved) from the Jefferson Avenue right-
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of-way to Carpenter Street on the south property line. Staff believes the path will provide a pedestrian
connection between the new development, an existing neighborhood and provide a walkway for the
schoolchildren.

The petitioner is proposing to install four sireet lights: two lights on the Nelson Court right-of-way, one
on the east side of Brookbank Road, and one on the north side of Jefferson Avenue. An exception is
required for not providing lighting on the west side of Carpenter. Staff is requiring that a photometric
plan be submitted prior to approval. .

The petitioner and staff are continuing to finalize stormwater and detention plans. The Village is
concerned about the location of the detention area on Lot 8. Staff recommends the petitioner redesign
the subdivision to be a 10-home development with a separate detention outlot to address the concerns.
There is concern that the detention conld become the responsibility of the Village at some future point
because the Village is responsible for the quality of water exiting the stormwater system. Staff
recommends that the petitioner create a homeowner’s association in order to ensure that private
maintenance of the detention takes place. Those documents will be required for submittal prior to
approval of the subdivision. Should the Plan Commission agree with the above recommendation, the
buildable area of Lot 8 then becomes 54 feet by 102 feet, which is not a standard lot per Village Code.
Therefore, staff is of the opinion that the loss of one home to accommodate the detention is appropriate,
and therefore, recommends the right-of-way exceptions for Brookbank, Carpenter, and Nelson Court.

Mr. Sbiral continued to discuss that the Traffic Division did review the proposed plans and found the
study to be acceptable with no further comments. Forestry & Landscaping reviewed the proposal and
indicated 36 new parkways irees would be necessary for the subdivision. Some of the trees located in
the Brookbank right-of-way are in poor condition. The Forestry Division considered saving the trees;
however, most likely the trees will have to be removed due to their condition and proximity to the road.
Of particular note, a number of Black Walnut trees exist to the south of the eastern portions of the
proposed site and are on an adjacent property owner’s site. Staff is requesting that the petitioner avoid
disturbing the root system of these trees by moving a proposed eight-inch water main away from the
root zones.

The Fire Department reviewed the plan and provided its comments as to design.

Mr. Shiral further discussed the collaborative efforts taken by the developer, the neighbors, and staff on
this project. On July 28, 2005, a neighborhood meeting was held which provided positive comments
from the neighbors. Included in Staff’s report are the neighborhood comments received, as well as some
of staff’s input on the issues raised at that meeting. Mr. Sbiral confirmed for the Record that he received
an e-mail from Ms. Alice Strelau, 5611 Brookbank Road, which discusses the gravel path used by the
children along the west side of the Nelson Meadow property and it being a safe path. Ms. Strelau
inquired whether there would be a sidewalk between Blanchard and the new extension of Brookbank to
which Mr. Sbiral states there would be no sidewalk at that location. Instead, that portion will go into the
Village’s sidewalk matrix and be improved sometime in the future. Also enclosed in the
Commissioners’ packets were two letters; one from the Jefferson Avenue neighbors and one from Mr.
Michael Crowley, a resident.

Mr. Sbiral advised school and park donations totaled $40,696.69 based on the subtraction of the existing
home that was on the site and what was proposed to be constructed.

Since Mr. Sbiral believed the Standards of Approval for Exceptions would become the central issue of
discussion, he read through the standards, noting that the exceptions recommended by the Plan
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Commission shall be recommended only if the Commission finds there are practical difficulties or
particular hardships in the way of carrying out the strict letter of the provision of the Chapter. In that
consideration, the Commission may consider, but is not limited to the following:

1) the extent to which the proposed exception impacts on the value or reasonable use of
surrounding propertics;

2) whether the exception is consistent with the trend of development in the area and the
surrounding uses; _

3) the characteristics of the property which support or mitigate against the granting of the
exception; '

4) whether the exception is in conformance with the general plan and spirit of this Chapter, and

5) whether the exception will alter, or be consistent with, the essential character of the locality.

In discussing the petitioner’s right-of-way width and improvement exceptions, staff is reccommending
that the Brookbank right-of-way exception be granted, the Nelson Court segment of the exception be
granted and the Carpenter Street portion of the exception be granted. Regarding the Jefferson right-of-
way, staff recommends the right-of-way be dedicated to match the right-of-way that was already
dedicated to the south and recommends denial of the exception. Regarding lighting on the property,
staff is recommending photometric plans be completed and meet Village Code. With respect to the
sidewalk along Carpenter Street and other improvements, staff recommends approval.

Mr. Sbiral reviewed staff’s recommendations but stated the Plan Commission may want to review again
any changes the petitioner makes. Should the Plan Commission choose to make a recommendation to
the Village Council, staff recommends including the five conditions listed in its September 7, 2005 staff
report.

Chairman Jirik opened up the discussion to the Commissioners.

M. Nicholaou noted since all of the streets were 66 feet, was there any consideration to have Jefferson
Street as 31 feet rather than 35 feet in order to keep 66 feet consistent all the way around, wherein Mr.
Shiral explained the reason was not due to the street becoming wider; instead, the sireet would remain
consistent with the area. The reason for providing the additional parkway was to provide the green
space buffer and to move the homes back slightly.

Mr. Matejczyk confirmed that staff was seeking to eliminate Lot 8, and the retention area was to remain
where it was located on the survey. Mr. Sbiral indicated more information would be provided but
essentially the stormwater pond would need to be redesigned to incorporate the other portions of the
existing Lot 8 in order to move the infrastructure to the north. In pointing out the location of the
walkway, Mr. Sbiral explained 66 inches was necessary around the water main, and the water main
could be located under or adjacent to the walking path easement.

Mr. James F. Russ, 4915 Main Street Downers Grove, Attorney for the petitioner, introduced property
owner, Mr. Joel Andersen with Joel Andersen Homes; Mr. Ken Rathje of Rathje Planning Services; and
engineer Mr. Brad Hartjes with C.M. LaVoie. Mr. Russ clarified that the proposal was an 11-lot
subdivision and not a 12-lot subdivision.

Mr. Ken Rathje of Rathje Planning Services, 412 Chicago Avenue, Downers Grove explained the

location and measurements of the site and the requirements the proposal met under the Subdivision
Control Ordinance. He walked through the steps of how this development team arrived at the proposed
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development plan and discussed the topography of the land, noting the flood plain areas located in the
southeast and southwest areas of the site.

In reviewing the engineering and design of the stormwater area, Mr. Rathje explained consideration was
given to a lot being developed with a stormwater detention easement area. However, as noted in
Resolution 98-57 of the Village’s Stormwater Control Policy, Mr. Rathje stated that the “maintenance of
stormwater structures will be the responsibility of the Drainage Division of the Public Works
Department”, as found under Section I1(a)2 of the policy and which policy discusses the surface
maintenance, which includes the turf and any non-drainage structure that may exist on the property, to
be maintained by the property owner. Under Section IILA.7 of the policy it also stated, “stormwater
retention and detention facilities shall be discouraged on developable residential lots which are less than
one-third acre in arca and less than 150 feet in depth.” Per Mr. Rathje, the Drainage Ordinance also
tracked similarly to the Stormwater policy, citing Sect. 26-94, Long Term Maintenance, “Subdivision
site run-off areas and stormwater facilities not located in dedicated right-of-ways, shall be granted or
dedicated to and accepted by a public entity”, which basically translated into providing a stormwater
detention easement area, which was being proposed by the petitioner as part of this subdivision, “or,
shall be conveyed by plat as undivided equal interests to each lot in the subdivision, or to dedicated
entities approved by the Administrator.”

As to staff’s concern about a potential maintenance problem, Mr. Rathje conveyed he investigated a
number of subdivisions which had similar, privately-owned stormwater detention facilities covered with
an casement within the Village of Downers Grove: St. James Court, Hilicrest Holiow, Hillcrest Ridge,
and Plymouth Place. He also researched the Southwest Neighborhood Plan adopted in 1979, which
made special notation about the subject property and how it was to be developed, as well as the minutes
from the May 8, 1979 Plan Commission meeting and how the commission took a different approach to
the Neighborhood Plan which basically left the “street system up to the developers.”

A detailed review of the lots and their location within the subdivision followed, as weli as the roadway
improvements proposed. No street light was being proposed because one already existed. and most of
the older intersections in the Village had intersection lighting. Mr. Rathje noted one issue which was
inchided in the petitioner’s letter but not included in staff’s memo, was the request that roll curbs be
permitted in the bulb of the cul-de-sac for uniformity purposes.

Park and school donations were confirmed.

Mr. Rathje advised the petitioner was open to installing a gravel pathway south of the stormwater
detention area but would include a pipe railing for pedestrian safety. Also, an easement will be provided
to the Village to allow for pedestrian movement over the property.

Regarding the trees on the neighboring lot, the developer will be working with the Village’s Forester to
approach the installation of watermains between Jefferson and Carpenter in a way that will minimize
any type of root impact. The owner has been discussing the idea of installing a chain-link fence versus
the plastic fences prior to the commencement of work fo ensure that the area will remain fenced. A
photometric plan will be provided for the Jefferson and Brookbank area as requested. As to the
elimination of side and rear yard setbacks on the plan, Mr. Rathje explained they were inadvertently
shown on the final plat.

Full improvements are expected to be made to the north side of Jefferson, including a 33-foot

dedication; Nelson Court will include a 66 fi. right-of-way for the straight section and the 120 ft.
diameter of the bulb. In terms of the exceptions being considered and meefing the five standards of
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hardships under the Subdivision Control Ordinance, Mr. Rathje addressed the exceptions point by point,
believing that the public improvement exceptions being songht met the requirements of the five
hardship standards.

Lastly, Mr. Rathje explained removing Lot 8 was not beneficial because adequate space was available to
build on the site. His reasons followed. In addition, Christopher Burke & Associates reviewed the
proposal, found the engineering design to be acceptable, and recommended it be adopted and approved
by the Village of Downers Grove.

Mr. Brad Hartjes, a civil engineer with C.M. LaVoie & Associates, was introduced and reiterated the
review of this proposal has been very comprehensive. A summary followed on how the stormwater
was being managed on the site. High and low points of the site of the site were pointed out. A
floodplain does encroach onto the site by eight feet but because the petitioner is staying outside of the
floodplain limits, there will be no impact to that floodplain. Culverts were pointed out. The detention
pond will be located at the low point of the site with the water to be collected through a number of pipes
and routed into the detention pond, which will then be rerouted to a restrictor structure and then
discharge into the Carpenter Street ditch, out to the culvert, and into the St. Joseph’s Creek. The pond
has been sized o capture the water from the 4.8-acre site with an appropriate release rate.
Approximately one-third of the site flows to the southwest area and into the Jefferson Avenue storm
sewer system. Other flow details followed.

It was pointed out by Mr. Hartjes that the Federal Emergency Management Agency (“FEMA”) has
guidelines that must be followed when constructing structures adjacent to any special management or
flood plain, etc. Mr. Hartjes explained the steps that would be taken to develop Lot 8, including the soil
borings and seepage calculations to take place after mass grading of the lot in order to meet FEMA’s
guidelines. Everything upstream from the site, which flowed onto the site, was being accepted but
routed through the site’s stormwater system.

Chairman Jirik opened up the meeting to the Commissioners. No questions followed.

Because Mr. McCormick felt public participation was a very important part of the hearing and given the
late hour, he recommended continuing the hearing to a date certain.

WITH RESPECT TO FILE NO. PC 25-05 COMMISSIONER McCORMICK MADE A
MOTION TO CONTINUE THE PETITION TO OCTOBER 3, 2005. COMMISSIONER
NICHOLAOU SECONDED THE MOTION.

ROLL CALL:

AYE: MR. McCORMICK, MR. NICHOLAOU, MR. GRIESBAUM, MR. MATEJCZYK,
MR. QUANT, MR. WEBSTER, CHAIRMAN JIRIK

NAY: NONE
MOTION PASSED UNANIMOUSLY.
Chairman Jirik indicated this matter would be placed as the second agenda item on the October 3, 2005

agenda and would open up with the Public Comments portion of the meeting. Mr. Sbiral asked the
public to contact staff planner Jeff O’Brien at Village Hall with any questions or comments.
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OTHER BUSINESS

Mr. Sbiral stated a special meeting is scheduled for September 26, 2005 to discuss residential
regulations and its amendments. The meeting will be televised. He confirmed the October 3, 2005
meeting would include the two prior matters, which were continued tonight in addition to three other
matters, which have been noticed. A special meeting in October may be in order, but Mr. Sbiral will put
a recommendation together for the Plan Commissioners as it relates to the agenda. Further agrecment
followed that some of the items should be moved into a special meeting. Mr. Sbiral also added some
misconceptions may have come to light on the Nelson Meadows petition, and he would like to clarify
them earlier rather than later. The Chairman asked Mrs. Doman to poll the Commissioners for available
dates.

The meeting was adjourned at 11:20 p.m. on motion by Mr. Nicholaou, seconded by Mr. Griesbaum.
Motion carried unanimously.

fsf Celeste K. Weilandt
Celeste K. Weilandt
(As transcribed by tape)
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