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Date:  October 28, 2022 
 
To:  Chairman Bradford and Members of the Plan Commission 
  
From:  John Adler, Director of Community Development 
 
Subject: 1306-1318 Wilmette Avenue Planned Unit Development (PUD) Concept Plan  
 
Background 
 
The purpose of this memorandum is to inform the Plan Commission of a request made by a landowner 
for an optional concept plan review.  In the establishment and authorization as a special use as provided 
for in the Village Code, in addition to the special use standards of Section 30-5.3, the planned unit 
development procedures is a four-step process, which includes a pre-application meeting, optional 
concept plan, Preliminary Plan, and Final Plan. 
 
Before a formal PUD application is submitted for review by the Plan Commission the Village requires a 
pre-application meeting with staff. The purpose of the pre-application presentation is to make advice 
and assistance available to the applicant before preparation of the optional concept plan or formal 
application.  
 
Property Description 
 
The Subject Property is zoned R-2, Attached Residence District, and located on the north side of 
Wilmette Avenue, approximately 64.5’ west of Park Avenue.  The property has approximately 200’ of 
frontage on Wilmette Avenue and an average depth of approximately 239’.  The Subject Property is 
approximately 47,877 square feet in area.  The west 100’ of the property is currently vacant and the 
east 100’ is currently occupied by a two-unit dwelling and a single-family home. 
 
The properties to the north, south, east, and west are zoned R2, Attached Residence District.  To the 
east are townhomes and to the west is a two-unit dwelling.  To the north and south are single-family 
dwellings. 
 
PUD Pre-Application Meeting 
 
The owner of the property at 1306-1318 Wilmette Avenue requested a PUD pre-application meeting for 
a fourteen (14) unit townhouse development. The pre-application meeting with staff took place on 
September 8, 2022. At the pre-application meeting staff provided the following feedback (including staff 
opinions) to the property owner: 
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• The relief being requested is significant and the public benefit minimal. 
 
The relief includes:  
 

1. A special use to permit a townhouse with more than 4 units in one building. 
2. A special use to permit more than one townhouse building on a lot. 
3. A variation to allow attached front-loaded garages to face the front lot line. 
4. A front yard setback variation. 
5. A combined side yard variation. 
6. A rear yard setback variation. 
7. A principal structure separation variation. 
8. An accessory structure separation variation. 
9. A rear yard structure coverage variation. 
10. A rear yard pavement coverage variation. 
 

 The public benefit includes: 
 
1. Monetary donation towards affordable housing. 
2. Monetary donation towards repaving a portion of the adjacent public alley. 

 
• The proposed concept provides no additional creativity or significant public benefit that would 

make reviewing the request as a PUD special use the appropriate process to follow. 
 

• If the property owner desires to continue to use the PUD process to seek approval of a 
townhouse/stacked flat development, staff recommended that the site be planned to more closely 
replicate the street frontage that existed before the two structures (two-unit) were demolished by 
the property owner. Staff mentioned the possible use of stacked flats and smaller unit sizes to 
better reflect the current character of the neighborhood.  
 

• The concept plan proposes a density greater than a similar plan denied by the Village Board in 
2015. At that time the Village Board was concerned about the impact on the character of the 
neighborhood and that was for a development on the west 100’ of the now subject property. 
 

• In 2016 after the denial of the seven-unit proposal, the Village Board approved a five-unit 
townhouse development on the western 100’ of the property. The approval was by a 5-2 split 
vote and was on a parcel size greater than half of the current subject property. That request was 
brought forth by the current owner of the property and never constructed. 

 
Concept Plan Process 
 
After the pre-application meeting with staff, but before submitting a formal application for a PUD , the 
PUD regulations allows the applicant to present the development concept plan that was submitted as 
part of the pre-application meeting to the Plan Commission to obtain information and guidance prior to 
entering into binding commitments or incurring substantial expense.  
 
The property owner requested that the Plan Commission review the proposed concept plan. It should 
be noted that the concept plan review is not a public hearing and the guidance given is meant to be 
informal, but also informative regarding the proposed concept and the potential use of the subject 
property. 
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Action by the Plan Commission 
 
At the November 1st meeting the Plan Commission will review the concept plan and provide such 
information and guidance as it deems appropriate. Any opinions or advice provided by the Plan 
Commission is in no way binding with respect to any official action the Plan Commission or Village 
Board may take on the subsequent formal application. While the review of the concept plan is not a 
public hearing, the public will be given an opportunity to comment on the proposed concept plan.  
 
Documents Attached 
 

1. Concept Plan Submittal 
2. Zoning Map 
3. Aerial 
4. Zoning Ordinance Planned Unit Development Section 
5. Zoning Ordinance Townhouse/Stacked Flat Development Standards 
6. 7 Unit Townhouse Site Plan denied by Village Board 
7. 5 Unit Townhouse Site Plan approved by Village board 

 
 
 



1306-1318 WILMETTE AVENUE TOWNHOMES

Village of Wilmette Staff and Plan Commission:

The Gambacorta family partnership is proposing a 14-unit townhouse development on the 
properties located at 1306 through 1318 Wilmette Avenue just west of downtown Wilmette.  As 
the partnership’s representative, I kindly request a Pre-Application Meeting with Village staff and 
Plan Commission to discuss key elements of the project and get initial feedback.

Enclosed in this folder please find materials for the Pre-Application Meeting:

1. Project description

2. Please visit the project website at www.wilmettetownhomes.com to view a 3D fly-by and
virtual tour of the development

3. Plats of survey of the subject properties, as well as a plat of subdivision identifying how
they’ll be combined to create the development site

4. Summary of the design process leading to the current site plan

5. Development plans

• Site Plan

• Building Elevations

• Landscape Plan

• Summary of exceptions to zoning district regulations

6. Color renderings

Please review the materials and reach out at your earliest convenience to schedule a 
Pre-Application Meeting with Village staff.  I can be reached at (847) 251-5714.

Sam Gambacorta
Gambacorta Family Limited Partnership, LLC 

1.0

craig
Text Box
Click here to view the Wilmette Ave. Townhomes Walk around

https://wilmettetownhomes.com/wilmette-townhomes-walk-around/


The Gambacorta Family has lived in Wilmette continuously for 90+ years since 1930. The story 
first starts with my Grandfather, Sabatino Gambacorta, who worked in Wilmette as a public 
works construction laborer during the late 1920’s. 

During this time, he lived and commuted from Joliet everyday to work in Wilmette. He soon 
recognized that Wilmette was a nice place to live, work and to raise a family…and in 1930, he 
moved and made Wilmette his home to live, work and to raise his Family.  During the 1960’s and 
1970’s he also worked as a foreman for the Wilmette Park District until his retirement. 

We are now 4 generations living in Wilmette and still hold my Grandfathers’s sentiment that 
Wilmette is a great place to live, work and raise a Family. We have been in the real estate 
business for over 60+ years primarily in the residential rental business and land development. We 
have built several new construction homes in Wilmette and also larger projects including a 
subdivision in Glenview with new construction homes and a 44 unit condominium development 
in Fountain Hills, Arizona as well as other numerous smaller remodeling projects in the Wilmette 
area.

The subject property for this proposed townhome development was acquired over the years and 
we currently own all (3) parcels with a total area of 1.1 acres.
It began in 1960, when my Father, Sam Sr., made his very first real estate purchase of 1310 
Wilmette Ave. (50’ wide lot). This was our principle home and I lived there as a young child.

In 2015, we purchased 1314 & 1318 Wilmette Ave. (100’ wide lot), both of which have since 
been torn down due to poor condition.And last, in 2017, we purchased 1306 Wilmette Ave. (50’ 
wide lot).

We are proposing a 14 unit luxury townhome rental development that will be built and managed 
by us acting as both the general contractor and licensed real estate property managers. Our vision 
for this development is to provide a quality product for the neighborhood and for the entire 
Village that will serve the needs of new young families looking to get started in Wilmette and 
also to serve those who have been in the community for several years looking to downsize but 
have a desire to stay in Wilmette without the the burden of maintaining a single family home. 

Please join us in support of our development which will provide future living
opportunities for individuals and families who call Wilmette their home.

Sincerely,
Sam Gambacorta Jr

Please join us in support of our development which will provide future living 
opportunities for individuals and families who call Wilmette their home.

Sincerely,
Sam Gambacorta Jr.



PROJECT DESCRIPTION
1306 - 1318 Wilmette Avenue Townhome PUD

Sam Gambacorta, representing the Gambacorta Family Limited Partnership, LLC (GFLP), is pro-
posing a 14-unit townhome Planned Unit Development (PUD) on the properties located at 1306 
through 1318 Wilmette Avenue just west of downtown Wilmette, Illinois.  The project reflects the 
Village’s vision for townhomes adjacent to downtown captured in the 2000 Comprehensive Plan 
and is consistent with several existing attached single-family developments in the neighborhood.

One 100’-wide lot and two 50’-wide lots will be consolidated to create a 1.1-acre development site.  
The underlying zoning “R-2 Attached Residence District” allows sixteen units on the site by right 
(1 DU/3,000 SF in lot area).  The fourteen townhouse units proposed by the GFLP is under the 
allowable density and optimizes use of the site with an effective site plan.

Three buildings are proposed: two 
4-unit buildings and a six-unit build-
ing.  All face inward on the property, 
reducing the impact of garage doors 
and pedestrian activity on adjacent 
properties.  Primary access to the 
lot is on by Wilmette Avenue, though 
a connection to the public alley be-
hind the lot provides a second point 
of entrance/exit.  The alley connects 
to Park Avenue and Prairie Avenue, 
and is already in regular use by near-
by properties for access.  A request 
will be made to purchase a portion of 
vacated alleyway behind the devel-
opment to improve functionality and 
access behind the townhouse units.

BUILDING DESIGN
The townhouse units are 2.5 stories, 
have enclosed two-car garages, and 
feature a range of materials on the 
exterior:  stone veneers, Hardiboard 
siding, standing-seam metal roofing, 
and asphalt shingling.  

The design of the units is intended to 
reflect the scale and character of the 
single-family neighborhood.  Prom-
inent gables, welcoming entryways, 
and arched dormers all contribute 
to the units’ approach to contextual 
design.



LIGHTING & LANDSCAPING
Accent lighting is proposed on the exterior of the townhouse units. Fixture details and photometric 
information will be provided as part of the full PUD application. A comprehensive landscaping plan 
is proposed with the development.  It provides screening to adjacent residential properties, an at-
tractive entrance from Wilmette Avenue and addition to the streetscape, and beautification within 
the development itself.

ZONING RELIEF
Several elements of zoning relief are requested to help achieve the vision for this residential de-
velopment.  These include front yard setback relief, combined side yard setback relief, rear yard 
setback relief, maximum floor area, and rear yard structure coverage.  Please refer to a summary 
of applicable zoning regulations and modifications to them in the application materials.

SUMMARY
The Gambacorta Family Limited Partnership has worked to create a project that is consistent with 
the Village’s comprehensive plan and adds residential density near the downtown.  Care has been 
given to design a development that contributes to the character of the neighborhood and the 
vibrancy along Wilmette Avenue.  We are excited about this development and looking forward to 
working with the Village to make the project a success.
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PARCEL 1

PARCEL 2

EX. EASEMENT TO BE ABROGATED

DATE:

SHEET 

JOB NO.:

SCALE:

OF

Scale 1" =  40'

GAMBACORTA RESUBDIVISION
IN THE WEST HALF OF THE NORTHWEST QUARTER OF SECTION 34, TOWNSHIP 42 NORTH, RANGE 13, EAST OF THE

THIRD PRINCIPAL MERIDIAN, IN THE VILLAGE OF WILMETTE, COOK COUNTY, ILLINOIS.

ILLINOIS
DUNDEE

035-003551
JOSEPH D. HEINZ

S T A T E  O F  I L L I N O I S

PR
O F

E S S I O N A L  L A N D  S URV E Y OR

VILLAGE CERTIFICATE

STATE OF ILLINOIS )

COUNTY OF COOK ) SS

APPROVED BY THE PRESIDENT AND VILLAGE BOARD OF TRUSTEES OF THE
VILLAGE OF WILMETTE, ILLINOIS, THIS _____ DAY OF  _____________________,
AD, 20 ___.

BY:   _______________________________________________
PRESIDENT: SENTA PLUNKETT

ATTEST: ________________________________________
VILLAGE CLERK: KAREN NORWOOD

STATE OF ILLINOIS )
COUNTY OF KANE ) SS

THIS IS TO CERTIFY THAT I, JOSEPH D. HEINZ, AN ILLINOIS PROFESSIONAL LAND SURVEYOR OF GERALD L. HEINZ & ASSOCIATES, INC., HAVE
SURVEYED THE FOLLOWING DESCRIBED PROPERTY FOR THE PURPOSE OF RESUBDIVIDING IT INTO ONE (1) LOT AS SHOWN HEREON.

PARCEL 1: LOT 1 IN TATOSIAN PLAT OF CONSOLIDATION OF A RESUBDIVISION OF LOTS 10 AND 11 IN BLOCK 3 IN DINGEE AND MCDANIELS
RESUBDIVISION OF BLOCKS 3, 6, 9, AND 10 AND THE SOUTH HALF OF BLOCK 8 ALSO DINGEE AND MCDANIEL'S RESUBDIVISION OF LOTS 5 AND 6 AND
HUSE'S SUBDIVISION OF LOT 4 OF BLOCK 5 IN THE VILLAGE OF WILMETTE, IN THE WEST HALF OF THE NORTHWEST QUARTER OF SECTION 34,
TOWNSHIP 42 NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS.

PARCEL 2: LOTS 8 & 9 IN BLOCK 3 IN DINGEE AND MCDANIEL'S RESUBDIVISION OF BLOCKS 3, 6, 9, AND 10 AND THE SOUTH HALF OF BLOCK 8 IN
WILMETTE, IN TOWNSHIP 42 NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS.

I DO HEREBY CERTIFY THAT THE PROPERTY SHOWN HEREON IS NOT SITUATED IN A SPECIAL FLOOD HAZARD AREA AS IDENTIFIED BY THE FEDERAL
EMERGENCY MANAGEMENT AGENCY; AS PER FLOOD INSURANCE RATE MAP, PANEL NO. 17031C0255 J OF COMMUNITY PANEL NUMBER 17031,
EFFECTIVE DATE AUGUST 19, 2008, THE SUBJECT PROPERTY IS SHOWN TO BE IN ZONE "X" (UNSHADED), AREA DETERMINED TO BE OUTSIDE OF THE
0.2% ANNUAL CHANGE FLOODPLAIN.

I DO HEREBY CERTIFY THAT THE PROPERTY DESCRIBED HEREON IS LOCATED WITHIN  THE CORPORATE LIMITS OF THE VILLAGE OF WILMETTE,
COOK COUNTY, ILLINOIS.

I DO HEREBY CERTIFY THAT THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY.
WE HAVE MADE NO INVESTIGATION OR INDEPENDANT SEARCH FOR EASEMENTS OF RECORD, ENCUMBRANCES, RESTRICTIVE CONVENTS,
OWNERSHIP TITLE EVIDENCE, OR ANY OTHER FACTS WHICH AN ACCURATE TITLE SEARCH MAY DISCLOSE.

GIVEN UNDER MY HAND AND SEAL AT EAST DUNDEE, ILLINOIS THIS               DAY OF ___________________, A.D., 2022.

PIN:  05-34-108-024-0000
05-34-108-025-0000
05-34-108-046-0000

SUBMITTED BY/RETURN TO:
VILLAGE OF WILMETTE
DEPARTMENT OF CUMMUNITY DEVELOPMENT
1200 WILMETTE AVENUE
WILMETTE, ILLINOIS 60091

OWNER'S CERTIFICATE 

STATE OF ILLINOIS )

COUNTY OF COOK ) SS

I(WE), _______________________ AND _______________________, DO HEREBY CERTIFY THAT I(WE)
AM(ARE) THE LEGAL OWNER(S) OF THE PROPERTY  DESCRIBED HEREON AND THAT I(WE) HAVE
CAUSED THE SAID PROPERTY TO BE SURVEYED AND SUBDIVIDED AS SHOWN HEREON.
THE UNDERSIGNED HEREBY RESERVES TO THE VILLAGE OF WILMETTE AND THE UTILITY
COMPANIES OPERATING THEREIN, ALL UTILITY EASEMENT RIGHTS SPECIFIED HEREIN.
ADDITIONALLY, I(WE) HEREBY CERTIFY THAT, TO THE BEST OF MY(OUR) KNOLEDGE, THE
PROPERTY HEREON DESCRIBED IS LOCATED WITHIN THE BOUNDARIES OF:

ELEMENTARY SCHOOL DISTRICT:  _________________________________

HIGH SCHOOL DISTRICT:  _________________________________________

DATED THIS  _________  DAY OF  ___________________, A.D., 20___

OWNER (PRINT):  _________________________ SIGNATURE:  _________________________________

ADDRESS:  ________________________________________

OWNER (PRINT):  _________________________ SIGNATURE:  _________________________________

ADDRESS:  ________________________________________

NOTARY CERTIFICATE

STATE OF ILLINOIS )

COUNTY OF COOK ) SS

I,                                              A NOTARY PUBLIC, IN AND FOR SAID COUNTY, IN THE STATE
AFORESAID, DO HEREBY CERTIFY THAT____________________________, PERSONALLY KNOWN TO
ME TO BE THE SAME PERSON(S) WHOSE NAME(S) ARE SUBSCRIBED TO THE FOREGOING
INSTRUMENT AS SUCH OWNER(S), APPEARED BEFORE ME THIS DAY IN PERSON AND
ACKNOWLEDGED THAT THEY SIGNED THE PLAT AS THEIR OWN FREE AND VOLUNTARY ACT FOR
THE USES AND PURPOSES THEREIN SET FORTH.

 GIVEN UNDER MY HAND AND NOTARIAL SEAL THIS ____________ DAY OF _____________________,
A.D. 20 ____

AT _______________________________, ILLINOIS.

_____________________________
NOTARY PUBLIC                                                                       (SEAL)

PLAT OF RESUBDIVISION

1310-1318 WILMETTE AVE.
WILMETTE, IL

E-2590

1 1

1'=40"

11/12/2021

OWNER'S MORTGAGEE CERTIFICATE 
STATE OF ILLINOIS )
COUNTY OF COOK ) SS

                                       , AS MORTGAGEE UNDER THE PROVISIONS OF A CERTAIN MORTGAGE
RECORDED IN THE RECORDER'S OFFICE OF COOK COUNTY, ILLINOIS, AS DOCUMENT NO. ________,
DOES HEREBY CONSENT TO THE SUBDIVISION AND PLAT HEREON DRAWN.

DATED THIS  _________  DAY OF  ___________________, A.D., 20___

BY:  _______________________________ ATTEST:  _________________________________
PRESIDENT SECRETARY

NOTARY CERTIFICATE

STATE OF ILLINOIS )
COUNTY OF COOK ) SS

I,                                              A NOTARY PUBLIC, IN AND FOR SAID COUNTY, IN THE STATE
AFORESAID, DO HEREBY CERTIFY THAT____________________________, PERSONALLY KNOWN TO
ME TO BE THE ________ PRESIDENT OF ______________________, AND _____________________,
SECRETARY OF SAID CORPORATION, AND PERSONALLY KNOWN TO ME TO BE THE SAME
PERSONS WHOSE NAMES ARE SUBSCRIBED TO THE FOREGOING INSTRUMENT, APPEARED
BEFORE ME THIS DAY IN PERSON AND SEVERALLY ACKNOWLEDGED THAT AS SUCH _________
PRESIDENT AND THE ______________ SECRETARY OF SAID CORPORATION, THEY SIGNED AND
DELIVERED THE SAID INSTRUMENT AS THEIR FREE AND VOLUNTARY ACT, FOR THE PURPOSES
THEREIN SET FORTH.

 GIVEN UNDER MY HAND AND NOTARIAL SEAL THIS ____________ DAY OF _____________________,
A.D. 20 ____

AT _______________________________, ILLINOIS.

_____________________________
NOTARY PUBLIC                                                                       (SEAL)

SURFACE WATER DRAINAGE STATEMENT

STATE OF ILLINOIS )

COUNTY OF COOK ) SS

TO THE BEST OF OUR KNOWLEDGE AND BELIEF, THE DRAINAGE OF THE
SURFACE WATERS WILL NOT BE CHANGED BY CONSTRUCTION OF THIS
SUBDIVISION (DEVELOPMENT) OR ANY PART THEREOF, OR THAT IF SUCH
SURFACE WATER DRAINAGE WILL BE CHANGED, REASONABLE PROVISIONS
HAVE BEEN MADE FOR THE COLLECTION AND DIVERSION OF SUCH SURFACE
WATERS INTO PUBLIC OR PRIVATE AREAS AND/OR DRAINS WHICH THE
PROPERTY OWNER HAS A RIGHT TO USE, AND THAT SUCH SURFACE WATERS
WILL BE PLANNED FOR IN ACCORDANCE WITH GENERALLY ACCEPTED
ENGINEERING PRACTICES SO AS TO REDUCE THE LIKELIHOOD OF DAMAGE TO
THE ADJOINING PROPERTY BECAUSE OF CONSTRUCTION OF THE SUBDIVISION
(DEVELOPMENT).

DATED THIS ______ DAY OF _______________, AD 20 ____.

BY: ______________________________________________
OWNER

BY: ______________________________________________
VILLAGE ENGINEER, DAN MANIS

TREASURER / COLLECTOR'S CERTIFICATE

STATE OF ILLINOIS )

COUNTY OF COOK ) SS

I HEREBY CERTIFY THAT THERE ARE NO DELINQUENT OR UNPAID CURRENT OR
FORFEITED SPECIAL ASSESSMENTS OR ANY DEFERRED INSTALLMENTS
THEREOF THAT HAVE BEEN APPORTIONED AGAINST THE ABOVE DESCRIBED
PROPERTY OR ANY OTHER UNPAID FEE, JUDGEMENT OR LIEN IMPOSED BY THE
VILLAGE OF WILMETTE.

DATED THIS ______ DAY OF _______________, AD 20 ____.

_______________________________________________
     DIRECTOR OF FINANCE, MELINDA MOLLOY

SURVEYOR'S CERTIFICATE

PLAN COMMISSION CERTIFICATE

DIRECTOR OF ENGINEERING CERTIFICATE

RECOMMENDED BY THE PLAN COMMISSION OF THE VILLAGE OF WILMETTE,
ILLINOIS, AT A MEETING HELD THIS _____ DAY OF  _____________________, AD,
20 ___.

BY:   _______________________________________________
CHAIRPERSON

ATTEST: ________________________________________
SECRETARY

STATE OF ILLINOIS )

COUNTY OF COOK ) SS

APPROVED BY THE VILLAGE ENGINEER OF THE VILLAGE OF WILMETTE, ILLINOIS.

DATED THIS ______ DAY OF _______________, AD 20 ____.

_______________________________________________
     VILLAGE ENGINEER, DAN MANIS
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Site Location and Design Process

Site Location:
It was our goal was to select and create a site that would truly match the definition
and purpose of the R-2 attached residence district as defined in 8.1.C in the Village
code in that “the R-2 district is established… to promote attached housing…but are
transitions between areas of commercial or multi-family uses and areas of
predominantly single-family detached dwellings.”
We selected this site which allows for “continuous” townhouses starting from the
existing townhome development at Park ave. & Wilmette Ave. and, by doing so, is
not a “mid-block” development sandwiched between single family homes on both
sides. By doing so, this becomes an actual continuous transitional area between the
VC zoning district east of Park Ave, and single-family detached housing to the
west of the Site.

Design Process

a) Number of units proposed

When designing our site plan layout, we first looked at the number of allowed
townhome units per code.  Per code, there is a minimum land area of 3,000 sq. ft.
per unit. So, for our lot size of just over 48,000 sq. ft., there are 16 units allowed.
However, we went one step further and performed a density analysis (attached) of
(4) existing townhome developments within 400’ of our site and determined that
the average area of land per unit of the existing townhomes was 3,396 sq.ft.
So, in order to conform to the existing developments in our area, we reduced the
number of units to 14, which then yielded 3,442 sq. ft.  land per unit for our
proposed 14 unit site.
By reducing the total number of units from 16 to 14, we are matching the character
of existing townhomes in the neighborhood in regards to density.

b) Neighborhood character & context: We will have a presentation at the Plan
commission meeting to illustrate how our proposed development fits in the
existing neighborhood character.



c) Design Criteria

In consideration of the neighboring properties and the neighborhood as a whole,
we set several design criteria that would have the greatest benefit & least impact to
the neighbors & neighborhood and would also promote a beautiful and functional
design to the site itself as listed below:

- One entry/exit drive off Wilmette Ave. and one entry/exit drive off alley.
Offset entry/exit drive off alley so drivers on Wilmette ave. will not be
tempted to cut through. Also, a traffic study (attached) was completed that
shows our proposed development will have a minimal impact to traffic
conditions in the area.

- Design the site layout to maximize the amount of sunlight received into the
site from the southern exposure.

- 2 car attached garage for each unit and 2 parking spaces in front of each
garage.

- Front door entry door located on same side as garage door for ease of access
(except the (2) end units have front entry door facing Wilmette Ave.)

- Face all garage doors toward the interior of the site and away from
neighboring properties so that neighbors see minimal car activity.

- Design the (2) street facing end units to look like single family homes to
maintain the single family look along Wilmette Ave.

- Maximize Green space around all (4) sides of the site to provide a buffer for
neighbors and also introduce green space within the interior of the site with
parking islands and trees.

- Provide a complete underground stormwater detention system so there will
be no open detention basins, etc…

- Enhanced Landscape plan (attached) to provide buffer to neighboring
properties and general beautification to the streetscape.

Summary: Our proposed 14 unit development fits in well with the neighborhood
both in character and density.  The site plan has all the design features important to
us that gives the maximum benefit to neighboring properties and provides for a
beautiful, spacious and nice functioning site in regard to access, parking and
openness.



Density Analysis of existing Townhome developments near our 
proposed Wilmette Ave. Townhomes 1306-1318 Wilmette Ave. 
-Note: the minimum land area per unit is 3,000 sq.ft. per code- 

Our proposed development: 
1306-1318 Wilmette Ave. : 48,183 land sq.ft., 14 units, 3,442 sq.ft per unit 

 
Density of Existing Townhome Developments within a 400 foot radius of 
Subject Property 1306-1318 Wilmette Ave. : 

 
 

Address Total land area # of Units Land area per unit 
1) 1400-1416 

Wilmette Ave. 
29,355 9 3,262 

 
2) 638-644 Prairie. 

& 
1325-1331 Central 

 
28,963 

 
8 

 
3,620 

 
3) 1300-1308 Central 

 
20,054 

 
6 

 
3,342 

& 
705 Park 

 
 
4) 601-617 Park Ave. 16,797 5 3,359 

 
 
 

Average sq. ft. of land per unit of existing townhomes = 3,396 
 
Conclusion: Our 14 Unit development has 3,442 sq.ft. of land per unit which is 
greater than the 3,396 sq. ft. average of surrounding existing developments and, 
therefore, we “match” the character of existing townhomes in the neighborhood in 
regards to density. 
 



 



Sam 
Gambacorta

1306-1318 WILMETTE AVE 

WILMETTE PLAN COMMISSION MEETING

NOVEMBER 1, 2022



 » Introductions

 » Neighborhood Context

 » Community Character

 » Proposed Development

 » Discussion



Neighborhood Context >>
 » Zoned R-2: Attached 

Residence District

 » Identified as a “Townhomes” 
district in the 2000 
Comprehensive Plan 

 » 4 comparable townhomes 
within the neighborhood

• 1 dwelling unit per 3,000 sq ft

• 14.5 units per acre

• Single-family attached 
housing (townhomes)

• Provides a buffer between 
downtown land uses

• 601-617 Park Avenue

• 1400-1416 Wilmette Avenue

• 638-644 Prairie/1325-1331 
Central

• 1300-1308 Central/705 Park 
Avenue

R2 GREEN BAY RD

WILMETTE AVE

CENTRAL AVE15TH
 ST

1

3

4

2 1

2

3

4
• Subject Property: 1306-1318 Wilmette Ave



Community Character >>

 » 2.5 story homes

 » Wood or masonry exteriors

 » Well-articulated facades with 
unique design elements

 » Attached garages



Community Character >>

 » Comparable Property:          
601-617 Park Avenue

 » Architectural Design Notes:

• Units: 5

• Parking: 6 garages

• Lot size: 16,797 sq ft (.38 acres)

• Density: 1 DU / 3,359 sq ft in lot 
area

• Two-story split-level units 

• Painted brick and synthetic 
siding

• Fit within the context 
of nearby single-family 
properties



Community Character >>

 » Comparable Property:          
1400-1416 Wilmette Avenue

 » Architectural Design Notes:

• Buildings: 2

• Units: 9

• Parking: outdoor, off-street

• Lot size: 29,355 sq ft (.67 
acres)

• Density: 1 DU / 3,262 sq ft in 
lot area

• Two-story split-level units 

• Masonry and synthetic siding

• No variation or articulation of 
facade



Community Character >>
 » Comparable Property:        

638-644 Prairie /                
1325-1331 Central

• Units: 8

• Parking: Underground

• Lot size: 28,963 sq ft (.67 
acres)

• Density: 1 DU / 3,620 sq ft in 
lot area

 » Architectural Design Notes:

• Two-story with basements

• Brick masonry and stucco 
cladding

• Decorative front entryways

• Fits well with the character of 
adjacent signle-family homes



Community Character >>
 » Comparable Property:        

1300-1308 Central /              
705 Park Avenue

• Units: 6

• Parking: Detached garages

• Lot size: 20,054 sq ft (.46 
acres)

• Density: 1 DU / 3,342 sq ft in 
lot area

 » Architectural Design Notes:

• Two-story

• Brick masonry and wood 
exterior

• Articulated facade



Proposed Development >>

 » 1306-1318 Wilmette Avenue

• Buildings: 3

• Units: 14

• Parking: Attached garages

• Lot size: 48,183 sq ft (1.1 
acres)

• Density: 1 DU / 3,442 sq ft in 
lot area

 » Architectural Design Notes:

• 2.5 Story

• 33’ in height

• Cultured stone and hardi-
board exterior

• Consistent with single-
family character and 
other townhomes in the 
neighborhood



Proposed Development >>
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PLANT LIST

QTY SIZE BOTANICAL NAME COMMON NAME

ORNAMENTAL TREES

8' Amelanchier x grandiflora Autumn Brilliance Serviceberry

EVERGREEN TREES

13 Hydrangea paniculata 'Little Lime' Little Lime Hydrangea

Syringa x 'Bloomerang' Bloomerang Lilac

8 Pyrus calleryana Chanticleer Pear 3"

  6 8' Cornus mas Cornelian Cherry Dogwood

44 Thuja occidentalis 'Smaragd' Emerald Green Arborvitae8'

Viburnum denatatum 'autumn jazz' Autumn Jazz Viburnum36"
DECIDUOUS SHRUBS

9 Viburnum x 'juddii' Judd Viburnum30"

Physocarpus opulifolius Center Glow Ninebark
22 Hydrangea paniculata 'Limelight' Limelight Hydrangea30"

36"

Forsythia ovata 'Sunrise' Sunrise Forsythia

24"

24"

6 Syringa reticulata Japanese Tree Lilac 3"
4

8' Liquidambar styraciflua Slender Silhouette Sweet Gum

4

20

23

Hydrangea paniculata 'Bobo' Bobo Hydrangea24"
Hydrangea paniculata 'Treeform Limelight' Treeform Limelight Hydrangea6'

22

4
22

24"

EVERGREEN SHRUBS
Taxus x media 'Hicksii' Hicks Yew
Buxus x 'green velvet' Green Velvet Boxwood

36"
18"

 6

11

90

ORNAMENTAL GRASSES
1gal Panicum virgatum 'Northwind' Northwind Switchgrass

Calamagrostis x acutiflora 'karl foerster'
Pennisetum alopecuroides 'hameln'

Feather Reed Grass
Dwarf Fountain Grass19

7

33
1gal
1gal

80

Sedum spectabile 'autumn joy' Autumn Joy Sedum
Allium 'millenium'

PERENNIALS

Gernaium 'gerwat' Rozanne Geranium

Veronica spicata 'glory' Royal Candles Veronica
Hemerocallis 'Happy Returns' Happy Returns Daylily

1gal
1gal
1gal
1gal

1gal
1gal

72
76 Millenium Allium

44

60

49 Astilbe chinensis 'visions' Visions Astilbe

1gal25 Rudbeckia fulgida var. speciosa 'viette's' Little Suzy Black-Eyed Susan
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UNDISTURBED GRADE

3" DEEP DARK HARDWOOD BARK MULCH

AMENDED TOPSOIL WITH GARDEN SOIL MIX
FOR ALL PERENNIAL AND GROUNDCOVER BEDS

PERENNIAL AND ORNAMENTAL GRASS - PLANTING DETAIL

INSTALLATION NOTES:

· REMOVE ENOUGH WHOLE BRANCHES NOT JUST
END TIPS TO REDUCE CROWN BY 1/5 TO 1/4

· REMOVE 'V' CROTCHES, STUBS, DOUBLE
LEADERS AND OVERLAPPING / RUBBING

· PRUNE PLANTS AFTER PLANTING (IF NEEDED)

· PLANTS TO BEAR SAME RELATIONSHIP TO GRADE
AS IN THE NURSERY

· WATER IMMEDIATELY AFTER PLANTING UNTIL
GROUND IS SATURATED

· AMENDED SOIL TO BE USED AS BACKFILL

· 3" DEEP DARK HARDWOOD BARK MULCH WITH
RAISED SAUCERLIP

· ROOT STABILITY.  NO WIRE BASKETS CAN BE
USED.  NON BIODEGRADABLE

· FOLD BACK BURLAP FROM TOP OF BALL

DECIDUOUS / EVERGREEN SHRUB - PLANTING DETAIL

6"6"

ORNAMENTAL TREE - PLANTING DETAIL

18" 18"

INSTALLATION NOTES:

· REMOVE ENOUGH WHOLE BRANCHES NOT JUST
END TIPS TO REDUCE CROWN BY 1/5 TO 1/4

· REMOVE 'V' CROTCHES, STUBS, DOUBLE
LEADERS AND OVERLAPPING / RUBBING

· PRUNE PLANTS AFTER PLANTING (IF NEEDED)

· PLANTS TO BEAR SAME RELATIONSHIP TO GRADE
AS IN THE NURSERY

· WATER IMMEDIATELY AFTER PLANTING UNTIL
GROUND IS SATURATED

· AMENDED SOIL TO BE USED AS BACKFILL

· 3" DEEP DARK HARDWOOD BARK MULCH WITH
RAISED SAUCERLIP

· ROOT STABILITY.  NO WIRE BASKETS CAN BE
USED.  NON BIODEGRADABLE

· FOLD BACK BURLAP FROM TOP OF BALL

EVERGREEN TREE - PLANTING DETAIL

INSTALLATION NOTES:

· PRUNE OUT ANY DEAD OR BROKEN BRANCHES

· PLANT TO BEAR SAME RELATIONSHIP TO GRADE
AS IN THE NURSERY

· PLACE BALL ON COMPACTED EXISTING
SUBGRADE

· WATER IMMEDIATELY AFTER PLANTING UNTIL
GROUND IS SATURATED

· AMENDED SOIL TO BE USED AS BACKFILL

· 3" DEEP DARK HARDWOOD BARK MULCH WITH
RAISED SAUCERLIP

· LEAVE BURLAP ON BALL FOR INCREASED ROOT
STABILITY.  NO WIRE BASKETS CAN BE USED.
NON BIODEGRADABLE ROPE SHOULD BE
REMOVED

· FOLD BACK BURLAP FROM TOP OF BALL

18"18"

NOTES:

*Mulch all trees and shrub plantings with a minimum of 3" shredded dark hardwood bark.
*Adjust plant locations in field to maintain appropriate spacing from fire hydrants,

light poles, all utility structures, driveways and sidewalks.
*Landscape Contractor shall verify locations of all underground utilities prior to digging

and field adjust plant locations to avoid the same. Contact J.U.L.I.E.
(1-800-892-0123) 48 hours prior to digging.

*Plant material sizing and ball sizes shall conform to the "American Standards for
Nursery Stock" (latest edition) by the American Association of Nurseryman, Inc.

*Quantity lists are supplied as a convenience. Contractor shall verify all quantities, and
in case of discrepancy, the plan shall prevail.
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kimley-horn.com 111 West Jackson Boulevard, Suite 1320, Chicago, IL 60604 312 726 9445 

 

MEMORANDUM 

 

To: Mr. Dan Manis, P.E. 
 Village Engineer 
 Village of Wilmette 

From: Peter Lemmon, P.E., PTOE 

Date: May 10, 2022 

RE: Proposed Residential Development – Traffic Evaluation 
 1306-1318 Wilmette Avenue 
 Wilmette, Illinois 

 

INTRODUCTION 

Kimley-Horn and Associates, Inc. (Kimley-Horn) was engaged by the Village of Wilmette to prepare 
a traffic evaluation related to a proposed residential development at 1306-1318 Wilmette Avenue in 
Wilmette, Illinois.  The subject site location and the surrounding area are illustrated in Exhibit 1.  The 
development proposal includes 14 attached single-family homes with access via Wilmette Avenue 
(approximately 200 feet west of Park Avenue) and the rear public alley.  Each residential unit includes 
garage parking for two vehicles with a driveway apron for guest parking. 

This memorandum summarizes transportation characteristics associated with the proposed 
residential development and of the surrounding street system; outlines a review of the proposed site 
plan relative to access, circulation, and prevailing traffic conditions in the surrounding area; and 
highlights key findings and recommendations, as needed.  

EXISTING CONDITIONS 

Land Uses 
The subject site is comprised of four previous residential addresses (1306, 1310, 1314, and 1318 
Wilmette Avenue).  As recently as 2018, four residential homes occupied the subject site, each with 
a garage or open parking accessible via the rear public alley.  The property at 1306 maintains a 
residential driveway on Wilmette Avenue along the east side of the property.  Since 2018, the 
structures at 1314 and 1318 Wilmette Avenue have been demolished.  Residential homes (largely 
single-family homes, but some may include multiple rental units) are located along Wilmette Avenue 
west of Park Avenue. The Wilmette Public Library is located immediately east of Park Avenue along 
with St. John’s Evangelical Lutheran Church and several low-rise commercial buildings with ground-
floor businesses, including Millen Ace Hardware. 

Peter.Lemmon
Draft



EX
HI

BI
T 

1
SI

TE
 L

OC
AT

IO
N 

MA
P

��
��
��
��
�	

��
��

	�
��	

��

��

	�
��	

��

��

�	
����

�	

���

�

�����������

�����������

��
��
�	
��	

�
��
�

�
	��
���
	

��
��

�	��������

���
���
�	�

���
	�

�
�	�

���
�
�

SI
TE

SI
TE

�
��
���
	�
��
�

�
�

�
�
�

�
�
�
��

�
��

	


�
�

Peter.Lemmon
Draft



   

1306-1318 Wilmette Avenue Transportation Review – Wilmette, Illinois Page 3 
May 2022 

Attached and detached residential homes comprise the neighborhoods to the north, south, and west.  
Also, west of the site is McKenzie Elementary School, located on Prairie Avenue north of Wilmette 
Avenue.   

Surrounding Street Network 
The subject site is primarily served by Wilmette Avenue with secondary access available via a rear 
public alley.  The nearest cross street is Park Avenue, located approximately 100 feet east of the 
site.  A general description of each street is highlighted below. 

Wilmette Avenue is a two-way street generally oriented in the east-west direction with one travel 
lane in each direction.  On-street parking is generally allowed in the area; however, parking is 
prohibited 7:00-9:00 AM on weekdays and overnights (2:00-5:00 AM).  At its signalized intersection 
with Park Avenue, Wilmette Avenue provides separate left-turn lanes in each direction along with a 
shared through/right-turn lane.  Eastbound right-turns from Wilmette Avenue to southbound Park 
Avenue are prohibited 7:00-9:00 AM on weekdays to avoid cut-through traffic in the neighborhood 
bypassing the downstream traffic signal at Wilmette Avenue/Green Bay Road.  Wilmette Avenue 
maintains a statutory speed limit of 25 mph with a posted 20 mph school zone speed limit from the 
subject site to the west.  Adjacent to the site, Wilmette Avenue is under Village of Wilmette 
jurisdiction. 

Park Avenue is a two-way north-south street located approximately 100 feet east of the site with 
generally one-travel lane in each direction and on-street parking allowed on some segments with 
varying duration and time-of-day restrictions.  In the vicinity of its intersection with Wilmette Avenue, 
30-minute parking is permitted on the east of the street in front of the library but prohibited on the 
west side of the street.  Just south of Wilmette Avenue, parking is prohibited on both sides of the 
street with varying restrictions in place further south of the intersection.  At its signalized intersection 
with Wilmette Avenue, the northbound approach of Park Avenue provides a single lane for all 
movements while the southbound approach offers a shared through/left-turn lane and a separate 
right-turn lane.  Park Avenue is under Village of Wilmette jurisdiction with a statutory 25 mph speed 
limit. 

A Public Alley runs along the north side of the subject site as it extends between Park Avenue on 
the east and 17th Street on the west.  The public alley is a typical alley providing access to the 
adjacent residential properties for garages, exterior parking spaces, and trash collection.  The alley 
ROW is 20 feet wide in the site vicinity with encroachment of trees and landscaping in some areas.  

Transportation Conditions 
Kimley-Horn visited the site area to observe prevailing traffic conditions along Wilmette Avenue and 
the surrounding streets to document typical traffic conditions.  A general summary of typical traffic 
conditions in the area is outlined below: 

• Throughout most of the day, traffic conditions along Wilmette Avenue can be generally 
characterized as good and traffic at the Wilmette Avenue/Park Avenue intersection does not 
experience issues related to capacity or congestion. 
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• West of the site at the Wilmette Avenue/Prairie Avenue-Oak Circle intersection, students 
cross Wilmette Avenue to/from McKenzie Elementary School during weekday mornings and 
afternoons.  They are supported by a crossing guard along with Rectangular Rapid Flashing 
Beacons (RRFBs).  These two measures alert and reinforce the need to stop for pedestrians 
in the crosswalk.  When crossings occur, vehicle queues typically reach a couple vehicles, 
but quickly subside once the pedestrians clear the crossing. 

• East of the site, the Wilmette Avenue intersection at Green Bay Road does experience 
operational challenges during peak periods resulting from temporary closures of the at-grade 
railroad crossing immediately east of Green Bay Road.  These issues are most prevalent in 
the weekday morning and evening peak hours as the Metra train schedule includes more 
frequent service than during off-peak hours and on weekends. 

• Residual impacts from railroad crossing closures are more apparent with southbound trains 
compared to northbound trains as the crossing gate is down longer at Wilmette Avenue for 
southbound trains while the train is in the station to the north.  For northbound trains, the 
gate is raised after the train passes and pulls into the station often with limited queue impacts 
observed along Wilmette Avenue. 

• During the weekday peak hours, observations of eastbound vehicle queuing along Wilmette 
Avenue indicated that the observed eastbound queue (extending west from Green Bay 
Road) ranged from 5 to 30 vehicles.  Queues of 7-12 vehicles were common. 

• The maximum queue coincided with a southbound train closure of the railroad crossing.  18 
vehicles queued between Green Bay Road and Park Avenue.  The back-of-queue reached 
up to 12 vehicles west of Park Avenue (essentially to Oak Circle-Prairie Avenue) while 
vehicles downstream were already starting to proceed through the Wilmette Avenue/Green 
Bay Road intersection.   

• After the trains passed, the eastbound queue reduced to 18 vehicles (just east of Park 
Avenue) during the first traffic signal cycle, 13 vehicles the next cycle, and all vehicles 
clearing in the third cycle. 

• Not all railroad crossing closures experience the maximum queue condition as some queued 
only to or just past Park Avenue. Recovery to normal conditions occurred within 1-3 signal 
cycles. 

• During the periods of extended queuing to or through Park Avenue, the turns and north-
south traffic on Park Avenue functioned well as extended vehicle queues were observed 
leaving the intersection clear from being blocked and pedestrians continued to cross 
normally. 

It should be noted that the most recent observations summarized above reflect conditions in early 
2022.  Metra train schedules are continuing to build ridership and eventually are likely to add more 
frequent service.  As such, impacts from intermittent railroad crossing closures may become more 
frequent, but based on past observations and experience with queueing along Wilmette Avenue 

Peter.Lemmon
Draft



   

1306-1318 Wilmette Avenue Transportation Review – Wilmette, Illinois Page 5 
May 2022 

during weekday peak periods, the extent of queueing is generally consistent with pre-COVID 
conditions. 

PROPOSED PLAN 

Development Plan 
The proposed plan includes 14 attached single-family units with access proposed on Wilmette 
Avenue at the middle of the site (approximately 200 feet west of Park Avenue, measured centerline 
to centerline).  A secondary access is also planned via the rear public alley.  Each unit includes a 
two-car garage with a driveway apron that could be used by guests.  A copy of the proposed site 
plan is attached at the end of this document for reference. 

Trip Generation 
The proposed site’s location is within a convenient walking distance of downtown Wilmette with its 
mix of restaurants, local retailers, civic uses and public spaces, and the Wilmette Metra Station.  This 
location makes walking a desirable transportation mode choice for many trips, including daily 
commute trips via Metra that are generally focused during typical morning and evening peak hours. 

While it is expected that some commute trips generated by the proposed residential units will occur 
on foot or bicycle given the site’s location, a conservative approach to evaluating potential traffic 
impacts would be assuming no reduction from industry-standard trip generation estimates.  Thus, 
trip generation data published in the Institute of Transportation Engineers (ITE) manual titled Trip 
Generation, 11th Edition was referenced to estimate the volume of trips that may reasonably be 
expected to be generated by the proposed 14 residential units during weekday peak hours.   

Trip Generation data generally represents, and is derived from, data collected in largely auto-oriented 
areas that exhibit few, if any, non-auto modes of transportation (such as transit, walking, and biking). 
As noted above, despite the site’s convenient location for walking, biking, and transit (primarily Metra, 
but potentially Pace Bus as well), no reductions are assumed to consider a worst-case projection. 

The proposed development plan includes 14 residential units.  The site has previously been occupied 
by at least 4 residential units (assuming no building included multiple rental units).  As a result, the 
proposed plan represents a net addition of 10 residential units on the site.   

A summary of the estimated trip generation data associated with the proposed use is presented in 
Table 1 with the resulting site traffic projections for the net addition of 10 residential units presented 
in Table 2. 
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Table 1. Trip Generation Data 

Land Use Unit 
Weekday 

Daily AM Peak Hour PM Peak Hour 

Single-Family Attached Housing 
(ITE LUC 215)1 dwelling unit T = 7.2(X) 

50% in / 50% out 
T = 0.48(X) 

31% in / 69% out 
T = 0.57(X) 

57% in / 43% out 
1 Based on data published in the Institute of Transportation Engineers Trip Generation, 11th Edition for the identified Land Use Code (LUC). 

 

Table 2. Trip Generation Estimate 

Land Use Unit Weekday 
Daily 

Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

Proposed Single-Family 
Attached Residential 14 units 101 2 5 7 5 3 8 

- Previous Units on Site -4 units -29 -1 -1 -2 -1 -1 -2 

Net Additional Trips 10 units 72 1 4 5 4 2 6 

 
As summarized in Table 2, the proposed 14-unit residential development, without any reductions to 
account for potential trips by foot, bicycle, or transit, is estimated to generate 101 daily trips (a 
combination of entries and exits) and between 7 and 8 trips during the weekday morning and 
evening peak hours.  When considering the site has been occupied by at least four residential 
units, the net additional volume of traffic expected to be generated by the site is even less. 

PLAN EVALUATION 

Traffic Impact 
As presented in Table 2, the proposed development is expected to generate 101 daily trips with 7 
and 8 total trips during the weekday morning and evening peak hours, respectively.  In the morning, 
this estimate includes 5 trips exiting the site while 5 trips are expected to enter the site during the 
evening peak hour to reflect the typical commute patterns during peak hours. 

In general, traffic conditions in the site vicinity along Wilmette Avenue are characterized as good.  
Extended eastbound queuing from the east as a result of railroad crossing closures at times extends 
across the site frontage before subsiding after a couple traffic signal cycles.  This occurs primarily 
during weekday morning and evening peak hours when traffic volumes and train frequency is 
highest.   

Traffic conditions in the area also include elevated activity coinciding with morning arrival and 
afternoon dismissal at McKenzie Elementary School east of the site on Prairie Avenue.  This includes 
a mix of increased pedestrian and vehicular traffic just before school starts and leading up to/just 
after dismissal in the afternoon. 
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While the intermittent impacts of railroad crossing closures are visible along the southern frontage 
of the subject site and neighborhood traffic activity is elevated when school starts and lets out, the 
level of additional traffic associated with a 14-unit residential development is low and not at a level 
that is expected to cause a significant impact on traffic conditions in the area.  To put the peak hour 
projections in context, on average, the 8 total trips during the evening peak hour represents one 
vehicle either entering or exiting the site every 7.5 minutes.  This does not consider that the site has 
previous been occupied by at least four residential units with a lower net traffic impact nor does it 
account for any residents not commuting by car and using the nearby Wilmette Metra station for their 
daily commute. 

Thus, from a traffic impact perspective, the proposed 14-unit residential development is expected to 
generate low traffic volumes and have minimal impact on traffic conditions in the area. 

Site Plan Review 
Access 
The proposed plan includes a single access driveway on Wilmette Avenue, located in the middle of 
the site.  This places the proposed access at approximately the west end of the eastbound left-turn 
lane taper at the Wilmette Avenue/Park Avenue intersection.  For most times of the day and on 
weekends, vehicles exiting the driveway will not experience issues turning left out onto Wilmette 
Avenue.  However, during peak hours, eastbound queues often queue to the area of the driveway 
and vehicles waiting to exit the site and turning east will need to wait for an acceptable gap in traffic 
and reduction in queued vehicles coinciding with traffic signal cycles at the Wilmette Avenue/Park 
Avenue intersection.  During peak queuing instances that result from railroad crossing closures, 
exiting vehicles headed east on Wilmette Avenue will either wait for a courtesy gap or may follow an 
alternate route by turning west.  Exiting right turns to westbound Wilmette Avenue are not expected 
to be an issue based on prevailing traffic conditions. 

A secondary access option is proposed via the rear alley.  For some residents, this may be chosen 
as an option, particularly to exit east to Park Avenue in order to utilize the traffic signal at Wilmette 
Avenue/Park Avenue.  However, given the projected traffic levels associated with a 14-unit 
residential development, this volume would be low and likely represent less than half of all trips given 
the main access on Wilmette Avenue and the distribution of units across the site being slightly more 
weighted to the southern half of the property. 

With respect to sight lines available at the two proposed access locations, vertical sight distance 
along Wilmette Avenue and the public alley are adequate as the elevations are flat.  However, with 
respect to horizontal obstructions, care should be taken with landscaping and potential fencing along 
the alley (if proposed) to ensure that adequate horizontal sight distance is available. 

Circulation 
The alley also provides access and circulation for trash collection and deliveries.  The site access 
plan facilitates one-way circulation for a trash collection truck to enter either at Wilmette Avenue or 
the alley, collect trash as it circulates through the site, and exit at the other end. To keep the main 
internal street clear, trash receptacles should be kept on the driveway apron for each unit and not 
on the internal street.  Delivery vehicles (e.g., FedEx, UPS, Amazon Prime) may follow a similar 
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circulation route, but may also use a driveway to turnaround and exit using the same driveway used 
to enter. 

Each unit includes a two-car garage with a 20-foot-long driveway apron, with the exception of the 
unit in the northeastern corner of the site that provides a 15-foot driveway apron.  Traffic associated 
with the other units do not need to pass in front of this unit’s driveway apron as it results in a dead 
end.  Thus, a shorter driveway apron could work for most guest vehicles as they could encroach 
somewhat south of the apron and still be able to complete parking maneuvers.  

SUMMARY AND RECOMMENDATIONS 

Based on Kimley-Horn’s review, we offer the following key findings: 

• The proposed 14-unit residential development is expected to generate a low volume of traffic 
(101 daily trips and up to 8 entry/exit trips during the weekday morning and evening peak 
hours).  On average, the 8 total trips during the evening peak hour represents one vehicle 
either entering or exiting the site every 7.5 minutes. 

• Considering that the site has been previously occupied by 4 residential units, the net volume 
of traffic at the site associated with the development plan is less than the 14 proposed units.    

• This level of traffic activity associated with the proposed development plan will have a 
minimal impact on traffic conditions in the area.   

• The site is well-located to take advantage of businesses and transit options located in 
downtown Wilmette.  However, as a conservative approach to the evaluation, no reductions 
to account for pedestrian, transit, or bicycle commutes were assumed.    

• Wilmette Avenue experiences extended queues across the site frontage, particularly with 
intermittent railroad crossings closures just east of Green Bay Road.  During these 
conditions, vehicles wishing to exit to the east are expected to receive a courtesy gap on 
Wilmette Avenue, turn west on Wilmette Avenue and use an alternative route, or use the 
rear alley access and exit east to Park Avenue. 

• Each unit provides garage parking for two vehicles and a driveway apron for guest parking. 

• The two access locations allow for one-way circulation for trash collection and delivery 
vehicles.  However, some smaller delivery vehicles may choose to use a driveway apron 
and exit using the same driveway used to enter. 
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ARTICLE 6. PLANNED UNIT DEVELOPMENTS 

6.1 PURPOSE 

The purpose of these planned unit development regulations is to: 

A.  Encourage flexibility in the development of land and in the design of structures. 

B. Encourage planned diversification in the location of structures. 

C.  Encourage a creative approach to the use of land that results in better development and 
design than might otherwise be accomplished under the strict application of other 
Articles of this Ordinance. 

D.  Provide for the efficient use of land to facilitate a more effective arrangement of land 
uses, buildings, circulation systems and utilities. 

E.  Provide for more usable and suitably located open space and recreation areas than might 
otherwise be provided under the application of other Articles of this Ordinance. 

F.  Encourage the construction of appropriate amenities which will enhance the character of 
the site. 

G.  Guarantee quality construction commensurate with other developments within the 
community, and compatible with the character of the surrounding area and adjoining 
properties. 

H.  Provide an efficient application procedure that is sensitive to the need for expeditious 
development review. 

6.2 INITIATION 

Applications for planned unit developments may be filed by an owner of any property in 
the Village for that property, in accordance with the provisions of Section 6.3 
(Authorization).  

6.3 AUTHORIZATION 

A.  A planned unit development is authorized as a special use in VC, NR, NR-1, GC-1, 
GC-2, OR, PCD-1, PCD-2, PCD-3, R2, R3 and R4 Districts. Planned unit developments 
in the R2 are permitted for townhouse/stacked flats and in the R3 and R4 Districts are 
permitted for townhouse, stacked flats and multi-family developments only. 

B.  Notwithstanding Paragraph A above, planned unit developments for the Adaptive Reuse 
Senior Housing/55+ Development of an existing institutional structure, such as an 
educational facility or place of worship, are permitted in all zoning districts.  

4.0



C.  Unless specifically approved by the ordinance granting or amending the planned unit 
development as a special use, the requirements of the underlying district apply. The 
ordinance granting or amending the planned unit development as a special use may 
depart from the normal procedures, standards and other requirements of this Ordinance 
to the extent permissible under this Article. 

 
6.4 GENERAL STANDARDS FOR PLANNED UNIT DEVELOPMENTS  
 

A.  The site of the planned unit development must be under common ownership and/or 
unified control. If there are two (2) or more owners, the application for the planned unit 
development must be jointly filed by all such owners. 

 
B.  The ordinance authorizing the special use for a planned unit development may grant 

exceptions to the regulations contained in this Ordinance including, but not limited to, 
use, density, area, bulk, design, setbacks, off-street parking and loading, and signs, as 
may be desirable to achieve the objectives of the proposed planned unit development, 
provided that such exceptions are fully consistent with and authorized by this Article. 

 
C.  Planned unit developments must be compatible with the purpose and intent of this 

Ordinance and the Village’s Comprehensive Plan. A planned unit development must 
not substantially diminish the market value of surrounding properties, and it must cause 
no substantial impairment of the use of those properties. 

 
D.  Planned unit developments must not adversely affect the natural environment of the 

community as a whole. Natural assets and features, such as existing trees and native 
vegetation, must be protected and preserved to the greatest extent practical. 

 
E.  The site must be accessible to public streets that are adequate to carry the traffic that will 

be generated by the proposed development. The streets and driveways within the 
proposed development must be adequate to serve the uses within the development. The 
applicant is responsible for the cost and installation of additional traffic controls and 
regulating devices that are required. 

 
F.  All proposed streets, alleys and driveways must be adequate to serve the residents, 

occupants, visitors or other anticipated traffic. Access points to public streets and the 
location of private streets, alleys and driveways are subject to the approval of the 
Village Board when granting the special use. 

 
G.  The pedestrian circulation system and its related walkways must be located to provide 

for separation of pedestrian and vehicular movement and for maximum pedestrian safety. 
 

H.  All planned unit developments must provide for underground installation of utilities, 
including electricity, cable and telephone. Provisions must be made for acceptable design 
and construction of storm sewer facilities and appropriate storm retention and/or 
detention devices. The construction and maintenance of all utilities, roadways, parking 
facilities and other site improvements must be in accordance with the requirements of 



this Ordinance and other regulations of the Village. 
 

6.5 EXCEPTIONS FROM DISTRICT REGULATIONS 
 
A.  The Plan Commission may recommend and the Village Board may grant exceptions to 

the district bulk regulations where a planned unit development is located. The planned 
unit development is subject to the underlying district regulations unless an exception is 
specifically granted. Exceptions from district regulations may be granted for planned 
unit developments, if the Village Board finds that such exceptions meet all of the 
following standards: 

 
1.  The planned unit development, including all proposed exceptions, is in 

conformance with the Comprehensive Plan, and the character and nature of existing 
and future development in the vicinity of the proposed planned unit development.  

 
2.  For use exceptions, the uses allowed are aligned with the intent of the planned unit 

development, are compatible with uses existing or anticipated to occur upon the 
adjacent sites, and will be properly screened or buffered from adjacent properties 
as needed to minimize potential negative impacts. 

 
3.  The exceptions allow the planned unit development to preserve unusual 

topographic or natural features of the land. In addition, the exceptions provide more 
usable and suitably located open space and natural amenities than would otherwise 
be provided under the strict application of district standards. 

 
4.  The exceptions allow the planned unit development to implement innovative design 

features that would not be possible by application of the basic district regulations. 
This includes sustainable development techniques, green building and adaptive 
reuse of existing structures. 

 
5.  The physical characteristics of the planned unit development, including all 

proposed exceptions, will not adversely affect the future development of adjacent 
areas. 

 
6.  The planned unit development, including all proposed exceptions, will continue to 

provide the same protection as the underlying district regulations in regard to fire, 
health hazards and other dangers. 

 
7. The planned unit development provides a public benefit to the Village, as described 

in Paragraph E below.  
 

B.  The underlying zoning district use regulations apply, unless an exception is granted by 
ordinance as part of the approved special use. Other specified uses, not permitted by 
the use regulations of the district in which the planned unit development is located may 
be allowed provided that the Village Board finds that the uses being requested by such 
exceptions are necessary or desirable, and are appropriate with respect to the primary 



purpose of the development. 
 

C.  The underlying zoning district requirements apply, unless an exception is granted by 
ordinance as part of the approved special use. Exceptions to district regulations may be 
granted by the Village Board where it is determined that such modifications do not 
negatively affect the value and enjoyment of surrounding property, the provision of 
municipal services, or the flow of traffic.  

 
D.  However, in no case are the following exceptions permitted: 

 
1. Exceptions that modify the requirements of Chapter 15 of the Village Code 

concerning the minimum design, quality and construction standards for public 
improvements and infrastructure.  

 
2. Exceptions to the environmental performance standards of this Ordinance. 
 
3. Exceptions that modify the building, electrical, plumbing, fire prevention, or any 

other code or requirement of Chapter 9 of the Village Code.  
 
4. Exceptions that modify the requirements of Section 16-9.3 of the Village Code 

concerning fences which obstruct views and create safety hazards. 
 
E.  No exception to district regulations within a planned unit development may be granted 

unless the applicant demonstrates a substantial benefit to the Village. The benefits 
provided are to be balanced with the relief sought. The following items are a guide and 
not an exclusive list of permissible benefits. Additional design characteristics and 
amenities not listed may be considered as part of the approval process. 

 
1.  Community amenities including plazas, malls, formal gardens, outdoor seating, 

public art, and car-sharing facilities. 
 
2. Preservation of historically significant structures. 
 
3. Adaptive reuse. 

 
4.  Preservation of environmental features. 

 
5.  Public open space and recreational amenities such as: 

 
a.  Swimming pools 
 
b.  Tennis courts 
 
c.  Recreational open space accessory buildings 
 
d.  Athletic fields 



e. Jogging trails and fitness courses 
 
f. Dog parks 
 
g.  Playgrounds 
 
h.  Natural water features and conservation areas 

 
6.  Innovative storm water management including a reduction of impervious surface, 

use of semi-pervious materials, such as pervious pavers, bio-swales, rain gardens 
and similar techniques. 

 
7.  Additional public infrastructure improvements in addition to the minimum required 

by the planned unit development, such as new or repaved streets, installation of 
gutters and sewers, repaved streets, bicycle paths and traffic control devices to 
improve traffic flow.  

 
8.  Affordable or senior housing set-asides. 
 
9.  Provision of accessible dwelling units with accessible features beyond what is 

required by the Americans with Disabilities Act (ADA) or any other applicable 
codes. 

 
10. The use of sustainable design and architecture, such as the use and/or incorporation 

of green or white roofs, solar panels, wind turbines and other energy efficient design 
concepts, new building technologies, and Leadership in Energy and Environmental 
Design (LEED) or LEED-equivalent structures. 

 
6.6 PROCEDURE 
 

In its establishment and authorization as a special use, in addition to the special use 
standards of Section 5.3 (Special Use), the following procedures, requirements, 
restrictions, and conditions shall be observed. In addition to the special use procedures, 
approval of a planned unit development is a four-step process, which includes a pre-
application meeting, optional concept plan, Preliminary Plan, and Final Plan. No plats shall 
be recorded and no building permit shall be issued until a Final Plan has been approved. 
 
All requirements for public hearings before the Plan Commission, Appearance Review 
Commission, or the Zoning Board of Appeals which, in the absence of a Planned Unit 
Development, would have been required to be held under the provisions of the Zoning 
Ordinance or the Village Code, shall be considered superseded by this Part 6 for applications 
for Planned Unit Development special uses. This Part 6 shall be deemed to consolidate all 
requirements for public hearings, recommendations and approvals for Planned Unit 
Developments before the Plan Commission and the Village Board, in the manner provided 
herein. 
 



A.  Pre-Application Meeting  
 

1.  Prior to filing a formal application for a planned unit development, the applicant 
must confer with the Zoning Administrator, as well as other Village staff the Zoning 
Administrator deems appropriate, regarding the proposed development. The 
purpose of the pre-application presentation and conference is to make advice and 
assistance available to the applicant before preparation of the optional concept plan 
or formal application. A minimum of two (2) weeks prior to the pre-application 
meeting, the applicant must provide nine (9) copies of the following items to the 
Zoning Administrator: 

 
a. A plat of survey of the subject property. 
 
b.  A written description of the proposed planned unit development. 
 
c. A minimum of one (1) development concept plan and up to a maximum of three 

(3) development concept plans. Each development concept must include a site 
plan, floor plan(s) indicating the type and square footage of each space and 
building elevations. The development concept(s) shall be drawn to scale on 
eleven (11) by seventeen (17) inch paper.  

 
d. A list of all proposed modifications sought pursuant to Section 6.5 (Exceptions 

from District Regulations). 
 
e. Applicant information including the name, address, contact information, years of 

experience, and other similar projects in which applicant has participated for each 
team member. 

 
f. A list of similar projects by the applicant, including: 
 

i. Project name and location. 
 
ii. Brief description of overall size. 
 
iii. Square footage of each use. 
 
iv. Number of residential units. 
 
v. Financing. 
 
vi. Project costs. 
 
vii. Project construction duration. 
 
viii. Project completion dates. 
 



ix. Contact information. 
 
x. Photographs or renderings.  
 
xi. Marketing materials.  

 
g. Such additional information, documents or materials the Zoning Administrator 

may deem necessary in order to prepare for the pre-application meeting. 
 
2. Prior to the pre-application meeting, the Zoning Administrator may consult with the 

Village President, Village Manager, Land Use Chair and Plan Commission Chair, or 
their designees. The Zoning Administrator may also consult with such other officials, 
Village Staff, or consultants as he/she may deem appropriate. The purpose of the 
consultation is to conduct a preliminary review of the concepts proposed and assess 
the proposals’ compatibility with the Comprehensive Plan, the Zoning Ordinance, 
the Village Code, and the general planning policies of the Village in anticipation of 
the pre-application meeting. At the discretion of the Zoning Administrator, the 
applicant may be invited to meet with the Zoning Administrator and the consulted 
parties regarding the pre-application. 

 
3. The Zoning Administrator will schedule a pre-application meeting with the applicant 

and Village staff members the Zoning Administrator deems appropriate. At the pre-
application meeting, the Zoning Administrator will explain the Village’s review 
procedures, review the applicant’s proposal and provide the applicant with the 
Village’s impression of the concept proposals’ compatibility with the 
Comprehensive Plan, the Zoning Ordinance, the Village Code, and the general 
planning policies of the Village, and identify the issues which the applicant should 
be prepared to address in the planned unit development application. The Zoning 
Administrator will provide such information and guidance as he/she deems 
appropriate. Any opinions or advice provided by the Zoning Administrator is in no 
way binding with respect to any official action the Plan Commission or Village Board 
may take on the subsequent formal application. 

 
B.  Optional Concept Plan  
 

1.  Before submitting a formal application for a planned unit development, the applicant 
may present the development concept plan submitted as part of the pre-application 
meeting to the Plan Commission to obtain information and guidance prior to entering 
into binding commitments or incurring substantial expense.  

 
2.  The Plan Commission will review the concept plan, and provide such information 

and guidance as it deems appropriate. Any opinions or advice provided by the Plan 
Commission is in no way binding with respect to any official action the Plan 
Commission or Village Board may take on the subsequent formal application. The 
review of the concept plan is not a public hearing, and any failure to observe formal 
procedures does not affect the ultimate validity of any enabling legislation. 



C.  Preliminary Plan  
 

All applications for planned unit developments must contain a Preliminary Plan, which 
is filed with the Zoning Administrator, who will forward a copy of the same to the Plan 
Commission. The Preliminary Plan must be a detailed and relatively complete 
development plan. The Zoning Administrator will schedule a public hearing before the 
Plan Commission for the purpose of reviewing the Preliminary Plan with notice for the 
public hearing in accordance with Section 4.3 (Notice), and submit a report to the Plan 
Commission and the applicant analyzing the plan’s compliance with the standards of 
review of this Article and raising any concerns arising from the Zoning Administrator’s 
consideration of the plan materials and/or the pre-application meeting. 

 
1.  Minimum Requirements 

 
Following the initial pre-application meeting and any concept plan meeting, the 
applicant may file a planned unit development application with the Zoning 
Administrator. A minimum of ten (10) copies of each of the items identified below 
are required, unless otherwise instructed by the Zoning Administrator. The following 
constitutes the minimum required contents for a planned unit development 
application, provided that the applicant may supplement these materials with any 
other materials as he/she may deem appropriate, and further provided that the Zoning 
Administrator may, upon the request of the applicant, waive the submission of any 
of the following items. 
 
a. A legal description of the subject property. 
 
b. A letter that states how the development meets the standards of review in this 

Article. 
 
c. Certification of ownership of the subject property and applicant’s interest in the 

subject property, including an application properly certified by either the owner 
or an entity with authority to act on behalf of the owner, and further provided 
that, for property held in trust, disclosure of ownership of beneficial interest in 
the subject property, as may be required by state law.  

 
d. Current applicant information including the name, address, contact information, 

years of experience, and other similar projects in which the applicant has 
participated for each team member. 

 
e. A statement by the applicant with regard to the future selling or leasing of all or 

a portion of the subject property, and planning objectives to be achieved. This 
statement must include a description of the character of the proposed planned 
unit development and the reasons for the future selling or leasing of all or a 
portion of the subject property. 
 

f. An analysis of the relationship between the proposed planned unit development 



and the Village Comprehensive Plan. 
 
g. Market feasibility study performed by a qualified market research firm within the 

twelve (12) months prior to the application date, indicating the target market and 
quantifying the demand for all uses proposed in the development and the 
suitability of the proposed uses. 

 
h. Most recent preliminary financial feasibility analysis and projected operating 

statement together with a statement of sources and uses for funding the project. 
 
i. Copies of all covenants, grants of easements and other limitations or restrictions 

existing, or to be imposed upon, the use of the subject property’s land, buildings 
or other structures. 

 
j. Copy of the preliminary title insurance commitment. 
 
k. A plat of survey of the subject property. 
 
l. A preliminary development schedule for the project. 
 
m. Traffic analysis performed by a qualified traffic engineer within the twelve (12) 

months prior to the application date. 
 
n.  The following project information: 
 

i. List of all uses by square footage and, in the case of residential uses, the 
number of dwelling units. 

 
ii. Calculation of lot coverage of buildings and structures. 
 
iii. Floor area of buildings and structures. 
 
iv. Total amount of usable open space. 
 
v. Total number of parking spaces, separating surface, below grade and above 

grade parking spaces. 
 
o. A brief description of what could be constructed under existing zoning. 
 
p. Disclosure as to whether any part of the subject property or structure thereon has 

been designated as a landmark or historic place under federal, state or local law, 
or is within a local or national historic district. 

 
q. Any information that may be required by Village officials to assist in determining 

the potential impact of the proposed development on existing emergency 
response services. 



r. A detailed survey prepared by a licensed surveyor, which shall include: 
 

i. Topographical contours shown at one (1) foot intervals. 
 
ii. Trees of six (6) inches or more in diameter measured at one (1) foot above 

ground level.  
 
iii. Unique natural features or existing groundcover. 

 
s.  Soil test results and environmental report prepared by a licensed engineer, unless 

waived by the Village. 
 
t. The site plan and floor area size of all existing and proposed structures and other 

improvements, including maximum heights and types of dwelling units. 
 
u.  A map showing the surrounding footprints of adjacent buildings and their height. 
 
v.  The location and size in square feet of all areas to be conveyed, dedicated or 

reserved as common or public open spaces. 
 
w. Preliminary elevations that demonstrate building character, materials and colors.  
 
x. A current report written twelve (12) months prior to the application date detailing 

the existing and proposed pedestrian and vehicular circulation system of streets, 
alleys, driveways, sidewalks, off-street parking areas, loading areas, service 
areas, and points of access to the public right-of-way. 

 
y.  Recent preliminary engineering drawings, including the location, size and slope 

of all water, sanitary sewer, and storm sewer lines; the capacity of any existing 
water, sanitary sewer or storm sewer mains that will be used; and the location of 
any on-site storm water/runoff detention. The applicant shall also provide a 
preliminary estimate of impact upon the Village infrastructure and utilities. 

 
z. A proposed landscape plan. 
 
aa. A proposed lighting plan. 

 
2.  Preliminary Plan Procedure 
 

The procedure for approval of the Preliminary Plan is as follows: 
 

  a.  Application 
 

All applications are filed with the Zoning Administrator in accordance with the 
requirements of Section 4.2 (Application). Once it is determined that the 
application is complete, the Zoning Administrator will schedule the application 



for consideration by the Plan Commission.  
 
  b.  Review by the Zoning Administrator 
 

Upon receiving a planned unit development application, the Zoning Administrator 
will review the application and deliver copies of the application to other 
appropriate government agencies for review and comment, as appropriate. Prior 
to the scheduled public hearing, the Zoning Administrator will forward to the Plan 
Commission copies of the application and a written report summarizing the facts 
of the case, including all relevant documents and incorporating or summarizing 
the comments of the Zoning Administrator and other agencies. The Zoning 
Administrator will forward a copy of the written report to the applicant prior to 
the scheduled public hearing. 

 
c. Action by the Plan Commission 
 

The Plan Commission must review the Preliminary Plan, special use and report 
by the Zoning Administrator at a public hearing within a reasonable time after 
receipt of a complete application. If, in the Plan Commission’ judgment, the 
application does not contain sufficient information to enable the Plan 
Commission to properly discharge its responsibilities, the Plan Commission 
may request additional information from the applicant. The Plan Commission 
shall evaluate the application, based upon the evidence presented at the public 
hearing, pursuant to each of the applicable standards in Paragraph e below. 
Within a reasonable time after the close of the public hearing, the Plan 
Commission will either: 

 
i.  Recommend approval or denial of the Preliminary Plan and special use, and 

submit its written recommendation to the Village Board. 
 

ii.  Advise the applicant in writing of any recommended changes, additions or 
corrections to the Preliminary Plan. The applicant may, within thirty (30) 
days, submit the revised Preliminary Plan for Plan Commission 
consideration at a continuation of, or at a new, public hearing. The applicant 
may do so without paying an additional filing fee. The Plan Commission 
will then recommend approval or denial of the Preliminary Plan and special 
use, and submit its written recommendation to the Village Board. 

 
d.  Action by the Village Board 
 

i.  The Village Board, after receipt of the recommendations from the Plan 
Commission, shall approve, approve with conditions or deny the 
Preliminary Plan and special use within a reasonable time upon receipt of 
the recommendations of the Plan Commission. The Village Board will 
evaluate the application, based upon the evidence presented at the public 
hearing, pursuant to each of the applicable standards in Paragraph e below. 



ii. If the Preliminary Plan and special use is approved by the Village Board, the 
applicant may then submit a Final Plan for the planned unit development, 
approval of which is required prior to allowing development to proceed. 

 
e.  Preliminary Plan Approval Standards  
 

The Plan Commission recommendation and Village Board decision must set 
forth in what respects the planned unit development is or is not in the public 
interest including, but not limited to, evaluation of the approval standards for a 
special use and the following preliminary plan approval standards: 

 
i.  Is the site or zoning lot upon which the planned unit development is to be 

located adaptable to the unified development proposed? 
 
ii.  Will the proposed planned unit development be detrimental to or endanger 

the public health, safety and welfare of any portion of the community? 
 
iii.  Will the proposed planned unit development be injurious to the use and 

enjoyment of other property in the vicinity for the purposes already 
permitted? 

 
iv. Will the proposed planned unit development diminish or impair property 

values within the neighborhood? 
 
v.  Will the proposed planned unit development impede the normal and orderly 

development and improvement of surrounding property for uses permitted 
in the zoning district? 

 
vi.  Is there provision for adequate utilities, drainage, off-street parking and 

loading, pedestrian access and all other necessary facilities? 
 
vii.  Is there provision for adequate vehicular ingress and egress designed to 

minimize traffic congestion upon public streets? 
 
viii.  Are the location and arrangement of structures, parking areas, walks, 

lighting and appurtenant facilities, compatible with the surrounding 
neighborhood and adjacent land uses? 

ix. Is any part of the proposed planned unit development which is not to be 
used for structures, parking and loading areas, or access ways, suitably 
landscaped? 

 
x.  Is the planned unit development in the specific location proposed consistent 

with the spirit and intent of this Ordinance and the adopted Comprehensive 
Plan? 

 
xi. Does any part of the proposed planned unit development substantially 



adversely affect a known archaeological, historical, or cultural? 
 
xii. Has the applicant successfully completed one or more recent projects of 

comparable value and complexity to provide the Village with reasonable 
assurance that the proposed planned unit development can be completed 
according to schedule and as designed? 

 
xiii. Will the proposed planned unit development meet the standards of 

appearance review? 
 

D.  Final Plan  
 

1.  Final Plan Procedure 
 

Within one (1) year following the approval of the Preliminary Plan the applicant must 
file with the Zoning Administrator a Final Plan containing, in final form, the 
information required for the Preliminary Plan. If the planned unit development is to 
be developed in phases, the applicant need only file a Final Plan for the first phase of 
development, as indicated in the development and construction schedule prescribed 
below. The Final Plan for the remaining phases must be filed in accordance with the 
development and construction schedule. Every Final Plan must contain the 
information required as part of the Preliminary Plan submittal updated and in final 
form as well as the following information and documentation: 

 
a.  A final site plan drawn to an appropriate scale on material suitable for recording 

with the Cook County Recorder of Deeds.  
 

b.  An accurate legal description of the entire zoning lot upon which the planned unit 
development is to be located, and a legal description of each separate subdivided 
parcel, including any areas to be conveyed, dedicated or reserved for public or 
quasi-public uses. 

 
c.  All covenants, easements, agreements and other provisions required to govern 

the use, maintenance and continued protection of the planned unit development, 
along with an agreement assuring that the applicant, any subsequent owner or, 
where applicable, a homeowners association shall be responsible for all street, 
utility and common open space maintenance within said development and for 
snow plowing and refuse disposal. 

 
d.  All plats, certificates, seals and signatures required for the dedication or vacation 

of land and/or the recording of the final site plan. 
 

e.  If subdivision of the development site is included in the planned unit 
development, a plat of subdivision must be prepared suitable for recording with 
the Cook County Recorder of Deeds. In like manner, if a vacation or dedication 
of a public street or alley is included, a plat of vacation or dedication must be 



prepared. 
 

f.  A detailed landscape plan based on final architectural decisions indicating the 
specific location and character of all landscape, including the size and species of 
all trees, shrubs, hedges and other groundcover, the location, size and type of all 
screening and fencing and the location, height, design and illumination 
characteristics of all external lighting fixtures within the development. 

 
g.  A detailed utilities and drainage plan based on final architectural decisions 

indicating the size and location of all water distribution lines, sanitary sewers and 
storm drainage facilities required to serve the planned unit development and the 
manner in which surface drainage will be controlled and managed consistent with 
all applicable Village regulations. 

 
h.  A development and construction schedule indicating the following: 

 
i.  The date when construction of the planned unit development will begin or, if 

developed in phases, the date when construction of the initial phase will 
begin. 

 
ii.  If the planned unit development is to be developed in phases, a map indicating 

the phases in which the planned unit development will be built, the dates 
when the Final Plans for all phases will be filed, and the approximate dates 
when construction of each subsequent phase will begin. 

 
iii. The date when construction of the planned unit development will be 

completed, and the date when a specific use or uses will be established, or if 
developed in phases, the date when construction of each phase will be 
completed, and the date when a specific use or uses will be established for 
each phase. 

 
i.  Building elevations and schematic design presentations indicating the 

architectural character of all proposed buildings and structures based on final 
architectural decisions and prepared in detail, noting materials, color and finish. 
All building services and parking entrances must be clearly identified, including, 
but not be limited to loading, trash and recycling service areas. Drawings must 
indicate all proposed fence sizes, materials and locations, all ventilation grills, 
and any mechanical equipment extending above the building parapet. Samples of 
all exterior materials must be submitted. 

 
j.  Detailed drawings and design presentations of all signs to be erected within the 

planned unit development. 
 
 
 
 



2.  Action 
 

The Zoning Administrator will review the Final Plan within a reasonable time after 
the receipt of the complete Final Plan and take the following actions: 

 
a.  Conformance with Preliminary Plan 

 
The Zoning Administrator must recommend approval of the Final Plan to the 
Village Board if it is in substantial compliance with the Preliminary Plan and 
all Village regulations. The Zoning Administrator will certify to the Village 
Board that the Final Plan is in substantial conformance with the previously filed 
Preliminary Plan. Within a reasonable time after receipt of the Zoning 
Administrator’s recommendation, the Village Board must review the Final 
Plan. 

 
b.  Non-conformance with Preliminary Plan 

 
i.  If the Zoning Administrator finds that the Final Plan is substantially 

changed from the approved Preliminary Plan, or is otherwise not in 
accordance with Village regulations, the Zoning Administrator must inform 
the applicant with regard to specific areas found not to be in compliance, 
and the applicant may resubmit the Final Plan to the Zoning Administrator 
with changes to those areas found not to be in compliance. At the applicant’s 
request, the Zoning Administrator shall forward the Final Plan to the Village 
Board for consideration (notwithstanding the substantial change) with a 
recommendation from the Zoning Administrator that the Final Plan be 
denied.  If the applicant fails to submit a revised Final Plan which does not 
contain substantial changes from the approved Preliminary Plan, then the 
Zoning Administrator shall recommend to the Village Board that the Final 
Plan be denied. 

 
ii.  Once resubmitted and after the Zoning Administrator has determined the 

Final Plan to be in substantial compliance with the Preliminary Plan, the 
Zoning Administrator shall certify to the Village Board that the Final Plan 
is in substantial conformance with the previously filed Preliminary Plan. 
Within a reasonable time after receipt of the Zoning Administrator’s 
recommendation, the Village Board shall review the Final Plan. 

 
c.  Review by the Village Board 

 
After the Final Plan has been found to be in substantial compliance with the 
Preliminary Plan or the applicant has requested that the Village Board review a 
Final Plan denied by the Zoning Administrator, and the Village Board has 
reviewed the Final Plan, the Village Board must approve, approve with 
conditions, or deny the Final Plan. After the approval of the Final Plan, the use 
of the land and the construction, modification or alteration of any buildings or 



structures within the planned unit development will be governed by the approved 
Final Plan rather than by other provisions of this Ordinance. 
 

d.  Simultaneous Review 
 

Simultaneous Preliminary and Final Plan review may be conducted by the 
Village Board if the Zoning Administrator finds all necessary Final Plan 
procedures and requirements have been met prior to the Village Board hearing 
Preliminary Plan approval. 

 
6.7 CHANGES TO APPROVED FINAL PLANS 
 

No changes may be made in the approved Final Plan, except upon application to the 
Village, according to the following provisions. 

 
A.  During Construction 

 
During the construction of the planned unit development, the procedure is as follows: 

 
1.  Minor Changes 
 

Minor changes, as required by engineering or other physical site circumstances not 
foreseen at that time that the Final Plan was approved and verified by the Village 
Engineer, may be authorized by the Zoning Administrator, who reserves the right 
to forward any requests for changes to the Village Board. Any item listed in 
Paragraph 2.c below is not considered a minor change. Any changes to the Final 
Plan must be recorded as amendments to the planned unit development ordinance. 
If changes are allowed in a final site plan, then a new site plan reflecting such 
changes must be filed with the Village noting the date of the changes. 

 
2.  Major Changes 
 

a.  Major changes are those changes that substantially affect the basic design, 
density or bulk of the development. All changes in land use, building height or 
density of the development are considered a major change, and must be 
approved by the Village Board, after a public hearing by the Plan Commission, 
as an amendment to the planned unit development ordinance.  

 
b.  The Plan Commission must review the request for a major change at a public 

hearing within a reasonable time after receipt of a request. Within a reasonable 
time after the close of the public hearing, the Plan Commission must 
recommend either approval or denial of the request for a major change, and 
submit its written recommendation to the Village Board. The Village Board, 
after receipt of a recommendation from the Plan Commission, must approve, 
approve with conditions or deny the request for a major change within a 
reasonable time following the receipt of the Plan Commission recommendation. 



The Village Board may also decide that the request for a major change is so 
significant that it must be considered a new planned unit development 
application and should be resubmitted as such. 

c.  Major changes include, but are not limited to, the following: 
 

i.  A change equal to or greater than five percent (5%) in the number of 
dwelling units, the gross floor area of the development, or the gross floor 
area devoted to any particular use. 

 
ii.  A change of five (5) feet or more in building height. 
 
iii.  An increase in building coverage of more than five percent (5%) than 

that approved in the Final Plan (for example, an increase from (25% 
coverage to 30% coverage). Any building coverage increase above that 
permitted by this Ordinance is considered a major change. 

 
iv.  A decrease in open space. 
 
v.  A change in the location of any open space in any manner that detracts 

from its intended function in the previously approved plan. 
 
vi.  A change in excess of ten (10) feet in the location of walkways, vehicle 

circulation ways and parking areas, or exterior building or structure 
walls.  

 
vii. A change in the location and arrangement of land uses within the 

development as shown on the previously approved final plan. 
 
viii. A change or relocation of rights of way shown on the approved final 

plan in any manner or to any extent that decreases their functionality, 
adversely affects their relation to surrounding land use and rights-of-
way elements, or reduces their effectiveness as buffers or amenities. 

 
ix.  An alteration, whether an increase or decrease, in the amount of any 

land use in any stage of the development by more than ten percent (10%) 
or a change in the overall final approved and use mix.  

 
x.  A reduction in the number of parking spaces or an increase of more than 

five (5) parking spaces. An increase of up to five (5) spaces is 
considered a minor change. 

 
xi. A change to the landscape plan that results in a reduction in the net 

amount of plant material. Changes to the landscape plan that do not 
result in a reduction in the net amount of plant material, a change in 
plant species or a change that does not violate the landscaping 
requirements of this Ordinance is considered a minor change. 



B.  After Construction 
 

After the completion of construction of the planned unit development, all changes to 
the Final Plan must be made by the Village Board under the procedure authorized for 
a special use (Section 5.3). Upon review of the proposed changes, the Village Board 
may determine that the proposed changes to the planned unit development constitute a 
new application and must be resubmitted as a new planned unit development 
application in accordance with this Article. 

 
6.8 PROGRESS AND REVOCATION 
 

A.  The Village Board may, at any time, request written reports from the Zoning 
Administrator on the progress and development of the planned unit development.  

 
B.  If the Village Board makes the determination that the applicant has abandoned the 

development of the planned unit development or failed to follow the approved Final Plan, 
it shall hold a public hearing for the purpose of determining the revocation of all permits, 
approvals and action taken. Written notice of the public hearing must be sent to the 
applicant by certified mail (return receipt requested) to the business address indicated in 
the PUD application. Further notice of the public hearing must be provided in the manner 
described in Section 4.3 (Notice) of this Ordinance for special uses.  

 
C.  At the public hearing, the Village Board will receive such evidence as it deems relevant 

and the applicant is permitted to respond and present evidence on his/her own behalf. If 
the Village Board determines, by a majority vote, that the applicant has abandoned the 
development of the proposed planned unit development or has failed to follow the 
approved Final Plan, the Village Board may revoke all permits, approvals and other 
actions taken under this Article. The Corporation Counsel may thereafter cause to have 
filed with the Recorder of Deeds a memorandum of such revocation. 

 
6.9 CONDITIONS AND GUARANTEES 
 

Prior to granting any special uses, the Plan Commission may recommend, and the Village 
Board may stipulate, such conditions and restrictions upon the establishment, location, 
construction, maintenance and operation of the planned unit development as deemed 
necessary to guarantee performance of all conditions. 
 

6.10 ISSUANCE OF BUILDING PERMIT 
 

Building permits may only be issued if the construction work in question is in conformity 
with the approved Final Plan and with all other applicable ordinances and regulations 

 
6.11 ENFORCEMENT OF PLANNED UNIT DEVELOPMENT 
 

A.  The Zoning Administrator may periodically review all permits issued for the planned 
unit development in conjunction with the construction that has taken place on the planned 



unit development site, and compare actual development with the approved development 
and construction schedule. 

 
B. If the Zoning Administrator finds that the applicant has failed to meet the approved 

development and construction schedule, the Zoning Administrator will notify the Village 
Board in writing. Within a reasonable time after receiving such notice, the Village Board 
will either revoke the special use or, for good cause shown by the applicant, the 
development and construction schedule may be extended for a reasonable time. 

 
 



I. Dwelling, Townhouse/Stacked Flat 

1. A townhouse/stacked flat development is limited to a maximum of one-hundred
eighty (180) feet of building frontage.

2. Each unit within a townhouse/stacked flat development is limited to a maximum of
thirty (30) feet in width.

3. No more than four (4) dwelling units are permitted in one townhouse/stacked flat
building. All stacked flat units within a townhouse/stacked flat building must be
accessed by a shared entry from the public sidewalk.

4. Exterior stairs are permitted for rear façades that do not front on public streets. These
stairs may provide access to units on various floors through rear patios or porches.

5. All townhouse/stacked flat developments must be designed with the front or side
façade of the buildings facing the street. When the units are oriented to face the side
lot lines, the end unit that fronts the street must have the primary entrance facing
the street.

6. Front-loaded attached garages shall not face the front lot line.

7. All dwelling units must be laid out to ensure adequate privacy for residents, such as
by the separation of buildings or landscaping between buildings. There must be a
minimum separation of ten (10) feet between sidewalls of the development.

8. Where the front or rear wall of a row of a development faces the front, side or rear
wall of another row of dwellings, the minimum required separation between such
buildings must be a minimum of thirty (30) feet. Driveways and parking areas may
be located within this minimum separation area.

9. All off-street parking areas and interior driveways are located and designed to provide
safe, quick and convenient access for emergency vehicles, refuse collection and
service and delivery vehicles.
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