
 
 

MEETING LOCATION 
Village Board Room 

10987 Main Street 
Huntley, IL 60142 

 
The Village of Huntley is subject to the requirements of the Americans with Disabilities Act of 1990.  Individuals with disabilities 
who plan to attend this meeting and who require certain accommodations in order to allow them to observe and/or participate in 
this meeting, or who have questions regarding accessibility of the meeting or the facilities, please contact David Johnson, Village 
Manager at (847) 515-5200.  The Village Board Room is handicap accessible. 

 

  
 
 
 
 

 
 
 
 
1. Call to Order 

 
2. Pledge of Allegiance  
 
3. Roll Call  

 
4. Public Comments 

 
5. Approval of Minutes  

 
A. Approval of the May 9, 2022 Plan Commission Meeting Minutes 

 
6. Petition(s)  

 
A. Petition No. 21-05.04, DR Horton, Inc. - Midwest, petitioner, and Forestar Real Estate Group, Inc., owner, 

Relating to Phases 3 and 4 of the Cider Grove Unit 2 Subdivision, Request is for consideration of a Final 
Planned Unit Development and Final Plat of Subdivision for Phases 3 and 4 of the Cider Grove Unit 2 
Subdivision, pursuant to the requirements of Section 156.204 of the Huntley Zoning Ordinance. 

 
7. Public Hearing(s) 
 

B. Petition No. 22-05.05, Venture One Real Estate, petitioner, and Huntley Development Limited Partnership, 
owner, Relating to ±44.46 acres generally located at the northwest corner of Illinois Route 47 and Jim 
Dhamer Drive, Huntley, IL; PIN: 02-08-401-015, Request is for consideration of (i) a Final Plat of 
Subdivision; (ii) Special Use Permit for a ±729,600 square foot speculative warehouse, storage and 
distribution facility; and (iii) Preliminary and Final Planned Unit Development, including any necessary 
relief, in accordance with the plans that have been submitted to, and are on file with, the Village of 
Huntley.  

 
8. Discussion  
 
9. Adjournment 

VILLAGE OF HUNTLEY 
PLAN COMMISSION  

May 23, 2022 
6:30 PM 

 
AGENDA 
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VILLAGE OF HUNTLEY 
PLAN COMMISSION MEETING 

Monday, May 9, 2022 
MINUTES 

 5 
CALL TO ORDER 
Chairwoman Dawn Ellison called to order the Village of Huntley Plan Commission meeting for May 9, 2022 at 
6:30 p.m. The meeting was held in the Municipal Complex Village Board Room at 10987 Main Street, Huntley, 
Illinois 60142. 
 10 
PLEDGE OF   
ALLEGIANCE  Chairwoman Ellison led the Pledge of Allegiance. 
 
ROLL CALL 
 15 
PLAN  
COMMISSIONERS: Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, Terra DeBaltz, 

Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison. 
 
COMMISSIONERS  20 
ABSENT:  None. 
 
ALSO PRESENT: Director of Development Services Charles Nordman and Senior Planner Scott Bernacki 
 
4. Public Comment None 25 

 
5. Approval of Minutes  

 
A. Approval of the April 11, 2022 Plan Commission Meeting Minutes 

 30 
A MOTION was made to approve the April 11, 2022 Plan Commission Meeting Minutes. 
 
MOVED:    Commissioner Dennis O’Leary 
SECONDED:    Vice Chair Ric Zydorowicz 
AYES:  Commissioners Ron Hahn, Jeff Peterson, Dennis O’Leary, Vice Chair Ric 35 

Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  
ABSTAIN:    Commissioner Joseph Holtorf and Terra DeBaltz 
MOTION CARRIED   5:0:2 
 40 
6. Public Hearing(s) 

 
A. Petition No. 22-05.01, Peter Carzoli & Elizabeth Pondel – Petropoulous owner/petitioner, Relating to 

±0.9 acres at 12380 and 12390 Oakcrest Drive (Lot 3 & 4 in the Holst Subdivision Unit 2), Request is 
for approval of (i) a Final Plat of Consolidation; and (ii) an Amendment to PUD Ordinance 45 
(O)2003.01.10, including any necessary relief, in accordance with the plans that have been submitted 
to, and are on file with, the Village of Huntley. 
 

Chairwoman Ellison turned to Village staff to begin the PowerPoint presentation to review the petition.  
 50 
Senior Planner Scott Bernacki introduced the request from the petitioner to construct a new single family home 
upon a newly consolidated lot. It was presented that the proposed plat of consolidation to merge lots 3 and 4 of the 
Holst Subdivision Unit 2 met the minimum lot area and width requirements for the “RE-2 (PUD)” zoning district. 
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The site plan was reviewed to show the construction of a single story ±2,289 square foot single family home and 
that the siting of the home met all required building setback requirements for the zoning district. It was summarized 
that Ordinance 2003.01.10 for the Oakcrest Estates Subdivision states that homes constructed within the subdivision 
are to be a minimum of 2,700 square feet and that the petitioners are requesting an amendment to the ordinance to 
allow for the construction of the proposed ±2,289 square foot home. The ordinance also requires that a tree 5 
preservation plan be submitted and approved by the Village. It was noted that the tree survey provided by the 
petitioner identified four trees that required removal to accommodate the development and the petitioners 
understand that those trees shall be replaced else ware on the lot within two years of occupancy. 
 
Planner Bernacki stated that Staff recommends the following conditions be applied should the Plan Commission 10 
forward a positive recommendation to the Village Board including:  

1. All public improvements and site development must occur in full compliance with all applicable Village 
Municipal Services (Engineering, Public Works, Planning and Building) site design standards, practices and 
permit requirements.  

2. Upon submitting for a building permit, the petitioner shall provide a plan for replacing the four (4) trees that 15 
will be removed to accommodate construction of the house.   

3. No building construction permits, plans, or Certificates of Occupancy are approved as part of this submittal. 
 
Chairwoman Ellison thanked Planner Bernacki and requested a motion from the Commission to open the public 
hearing. 20 
 
A MOTION was made to open the public hearing to consider Petition No. 22-05.01 
 
MOVED:    Commissioner Terra DeBaltz 
SECONDED:    Commissioner Ron Hahn 25 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  
ABSTAIN:    None 
MOTION CARRIED   7:0:0 30 
 
Chairwoman Ellison stated that this is a public hearing and anyone wishing to testify must be sworn in. The 
following persons were sworn in: Senior Planner Scott Bernacki, Petitioners Peter Carzoli and Elizabeth Pondel, 
and John and Patricia Dub of 12350 Oakcrest Drive. 
 35 
Chairwoman Ellison asked if the petitioner had anything to add or present to which Peter Carzoli and Elizabeth 
Pondel had nothing further to add and made themselves available for questioning. 
 
Chairwoman Ellison asked if any members of the public had any comments to add to which John Dub of 12350 
Oakcrest Drive stated he was one of the original owners in the subdivision and all past petitions to the HOA to 40 
construct smaller homes had been denied. A statement was made that the two lots were intended for two homes, and 
the consolidation limits the potential for additional home development in the subdivision and thus subsequent taxes 
collected. Concern was also expressed about lowering the square footage requirement for the subdivision and the 
precedent it could set for development upon the remaining vacant lots in the subdivision. It was also said that 
allowing homes to be constructed with lesser square footage in the subdivision could inequitably disperse the tax 45 
burden for those existing homeowners in the subdivision who did abide by the minimum 2,700 square foot 
ordinance.  
 
Peter Carzoli and Elizabeth Pondel responded by stating their custom home was designed to preserve the oak 
savanna, and that due to the unique shape of the lot and location of the existing trees, consolidation was necessary to 50 
establish the least intrusive building footprint. The petitioners explained that constructing two homes on the existing 
lots would result in the unnecessary removal of many more trees and negatively impact the character of this area of 
the subdivision.  They also explained how any added square footage to their floorplan would result in additional tree 
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loss. The petitioners stated the construction estimate for the home was $975,000 and contend that the proposed 
reduced square footage would not be a detriment to the taxing bodies or the existing home values in the subdivision.  
 
Commissioner Ron Hahn shared that it if any lots would be acceptable to combine, it would be these two lots, 
particularly based on lot 3’s shape, however, he expressed that it would be unfair to the existing residents in the 5 
subdivision to adjust the Ordinance to allow for a smaller home on the lot. 
 
Planner Bernacki mentioned for the consideration of the board that a letter of support was provided by the HOA. 
Mr. Dub stated that none of the homeowners were asked about this matter. 
 10 
Commissioner Joseph Holtorf considered the odd shape of the lot and stated that lot 3 would appear extremely 
difficult to build upon on its own. He mentioned that given the consolidation of the lots, the petitioners might be 
able to readjust their plans to accommodate the required 2,700 square foot minimum. 
 
Commissioner Jeff Peterson agreed with Commissioner Holtorf in asking the petitioner if they would consider 15 
increasing the footage of their home to avoid the amendment to the Ordinance. 
 
Chairwoman Dawn Ellison mentioned that the proposed building is wider than those homes in the area, so there is 
not the appearance from the street of the home being smaller than 2,700 square feet. It was said that a home of this 
quality being built on the land adjacent to the railroad should be considered a positive to the subdivision. 20 
 
Vice Chair Zydorowicz questioned the petitioners if the increase in square footage could be accommodated? The 
petitioners responded that the square footage can be increased, but at what financial cost or loss of additional trees. 
 
Commissioner O’Leary mirrored the comments of Commissioner Holtorf, Peterson, and Vice Chair Zydorowicz, 25 
that he was in agreement with the plat of consolidation, but the Ordinance requiring the minimum square footage 
should be upheld. 
 
Commissioner Terra DeBaltz stated that the custom quality of the home would fit well with the character of the 
neighborhood. It was said that the petitioner’s request was not out of line with the intent of the Ordinance, and that 30 
she would be willing to consider a modified minimum square footage. 
 
Discussion continued over what lots are vacant and for sale and what the decision to amend to the ordinance in this 
circumstance may mean for the future development of the remaining lots. Mrs. Dub claimed that this square footage 
reduction, if approved, would set a precedent. Director Nordman clarified that if an amendment was recommended 35 
for approval, it is only applicable to this project and any other lot owner would need to seek the same approvals. 
 
Chairwoman Ellison asked for any final comments to which Commissioner Peterson mentioned that after hearing all 
of the testimony that an appropriate compromise may be to condition approval of the plan with a minimum of 2,500 
square feet. 40 
 
There were no further comments.  Chairwoman Ellison requested a motion to close the public hearing. 
 
A MOTION was made to close the public hearing to consider Petition No. 22-05.01  
 45 
MOVED:    Commissioner Terra DeBaltz 
SECONDED:    Vice Chair Ric Zydorowicz 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  50 
ABSTAIN:    None 
MOTION CARRIED   7:0:0 
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Chairwoman Ellison requested a motion to approve the petition. 
 
A MOTION was made to approve Petition No. 22-05.01, Requesting approval of (i) a Final Plat of 
Consolidation; and (ii) an Amendment to PUD Ordinance (O)2003.01.10, including any necessary relief, in 
accordance with the plans that have been submitted to, and are on file with, the Village of Huntley subject to 5 
the following conditions: 
 

1. All public improvements and site development must occur in full compliance with all applicable Village 
Municipal Services (Engineering, Public Works, Planning and Building) site design standards, practices and 
permit requirements.  10 

2. Upon submitting for a building permit, the petitioner shall provide a plan for replacing the four (4) trees that 
will be removed to accommodate construction of the house.   

3. No building construction permits, plans, or Certificates of Occupancy are approved as part of this submittal. 
The Plan Commission added the following conditions: 

4. The petitioner shall present a plan to the Development Services Department that increases the square 15 
footage of the proposed home to a minimum of 2,500 square feet. 

 
MOVED:    Commissioner Terra DeBaltz 
SECONDED:    Commissioner Joseph Holtorf 
AYES:  Commissioners Joseph Holtorf, Jeff Peterson, Terra DeBaltz, Vice Chair Ric 20 

Zydorowicz, and Chairwoman Dawn Ellison 
NAYS:  Commissioners Ron Hahn and Dennis O’Leary 
ABSTAIN:    None 
MOTION CARRIED  5:2:0 
 25 

B. Petition No. 22-05.02, Huntley II LLC, petitioner, and Reiche Construction Inc., owner, Relating to ±10.36 
acres located at 13801 George Bush Court (Lot 2 in the Huntley Corporate Park Phase 3), Request is for 
approval of (i) Site Plan Review, including any necessary relief; (ii) a Special Use Permit for a speculative 
Warehouse, Storage, and Distribution use in accordance with the plans that have been submitted to, and are 
on file with, the Village of Huntley. 30 

 
Chairwoman Ellison turned to Village staff to begin the PowerPoint presentation to review the petition.  
 
Senior Planner Scott Bernacki introduced the project for the proposed ±175,600 square foot speculative warehouse, 
storage and distribution facility. The site plan was reviewed to show the proposed building has been sited to comply 35 
with the platted building setback lines and that the site has provided a compliant number of passenger parking 
spaces. It was noted that the petitioner proposes a 15 foot parking setback for the parking along the I-90 frontage, 
rather than the required 25 feet. The renderings presented described the precast panels with two story glass and an 
entrance awning looking onto the tollway. The elevations were presented to show 20 depressed loading docks and 4 
drive in doors on the north facing facade. Landscape plans were discussed to offer 130 trees and 275 shrubs. It was 40 
mentioned that the proposed site plan has a lot coverage of 83.4% which would require relief from the Zoning 
Ordinance as there is a 25% open space requirement. It was mentioned that the light fixtures would be the same, and 
mounted at the same height as utilized in the neighboring development.  It was explained that the petitioner 
proposed to operate a speculative warehouse, storage and distribution facility, which would require a special use in 
the district. 45 
 
Planner Bernacki stated that Staff recommends the following conditions be applied should the Plan Commission 
forward a positive recommendation to the Village Board including:  

1. All public improvements and site development must occur in full compliance with all applicable Village 
Municipal Services (Engineering, Public Works, Planning and Building) site design standards, practices and 50 
permit requirements.  

2. The petitioner is required to meet all development requirements of the Huntley Fire Protection District. 
3. The outdoor storage of shipping/cargo containers shall be prohibited. 
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4. Tractor trailer parking spaces shall be for occupants of the building only.  The tractor trailer parking spaces 
shall not be leased to an off-premise business by the owner or tenant of the building. 

5. Additional screening shall be required if the rooftop mechanical equipment is not fully screened by the 
building’s parapet wall.   

6. No building construction permits, plans, sign permits, or Certificates of Occupancy are approved as part of 5 
this submittal. 

 
Chairwoman Ellison thanked Planner Bernacki and requested a motion from the Commission to open the public 
hearing. 
 10 
A MOTION was made to open the public hearing to consider Petition No. 22-05.02 
 
MOVED:    Vice Chair Ric Zydorowicz 
SECONDED:    Commissioner Jeff Peterson 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 15 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  
ABSTAIN:    None 
MOTION CARRIED   7:0:0 
 20 
Chairwoman Ellison stated that this is a public hearing and anyone wishing to testify must be sworn in. The 
following persons were sworn in: Senior Planner Scott Bernacki, the Petitioners Adam Reiche and Mike Gazzola of 
Reiche Construction.  
 
Chairwoman Ellison asked if the petitioners had anything to add or present to which Adam Reiche recapped that the 25 
ownership of 13800 George Bush Court is also pursuing this development. He mentioned there was a need for the 
smaller scale warehouse users. Mr. Reiche spoke to both elements of request relief stating that given the tollway’s 
distance from the property line, the parking setback relief requested was negligible and that the 8.4% reduction in 
required open space was due to the lots being master planned with shared off site detention. That the entire park was 
designed with 25% open space. 30 
 
Chairwoman Ellison asked if any members of the public had any comments to add to which no members of the 
public had anything to add. 
 
Commissioner DeBaltz, O’Leary, Vice Chair Zydorowicz shared that the development plan was conducive to what 35 
has previously been approved in this business park and the relief required to accommodate the proposed site plan 
was agreeable given the shared off site detention.  
 
Chairwoman Dawn Ellison questioned the need for the landscaped island in the truck court.  
 40 
Commissioner Jeff Peterson clarified with the petitioner that the reason for the truck court being located on the 
north side of the building is to mirror the loading docks on the south side of Rohr. 
 
Commissioner Joseph Holtorf and Ron Hahn both offered their support for the proposal. The landscape along the 
south lot line was discussed to be congested and in need of minor modification. 45 
 
There were no further comments.  Chairwoman Ellison requested a motion to close the public hearing. 
 
A MOTION was made to close the public hearing to consider Petition No. 22-05.02  
 50 
MOVED:    Commissioner Terra DeBaltz 
SECONDED:    Vice Chair Ric Zydorowicz 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 
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Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  
ABSTAIN:    None 
MOTION CARRIED   7:0:0 
 5 
Chairwoman Ellison requested a motion to approve the petition. 
 
A MOTION was made to approve Petition No. 22-05.02, Requesting approval of (i) Site Plan Review, 
including any necessary relief; (ii) a Special Use Permit for Warehouse, Storage, and Distribution as a 
speculative use in accordance with the plans that have been submitted to, and are on file with, the Village of 10 
Huntley subject to the following conditions: 
 

1. All public improvements and site development must occur in full compliance with all applicable Village 
Municipal Services (Engineering, Public Works, Planning and Building) site design standards, practices and 
permit requirements.  15 

2. The petitioner is required to meet all development requirements of the Huntley Fire Protection District. 
3. The outdoor storage of shipping/cargo containers shall be prohibited. 
4. Tractor trailer parking spaces shall be for occupants of the building only.  The tractor trailer parking spaces 

shall not be leased to an off-premise business by the owner or tenant of the building. 
5. Additional screening shall be required if the rooftop mechanical equipment is not fully screened by the 20 

building’s parapet wall.   
6. No building construction permits, plans, sign permits, or Certificates of Occupancy are approved as part of 

this submittal. 
The Plan Commission added the following conditions: 

7. The landscaping plan shall be revised to avoid crowding along the south property line as well as to relocate 25 
the two proposed trees in the truck court island. 

 
MOVED:    Commissioner Ron Hahn 
SECONDED:    Commissioner Terra DeBaltz 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 30 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS:  None 
ABSTAIN:    None 
MOTION CARRIED  7:0:0 
 35 

C. Petition No. 22-05.03, Village of Huntley, petitioner, Request is for approval of Text Amendments to the 
Village of Huntley Zoning Ordinance, Article XIII Sign Regulations. 

 
Chairwoman Ellison turned to Village staff to begin the PowerPoint presentation to review the petition.  
 40 
Director Nordman introduced the request for approval of text amendment to the Villages Zoning Ordinance which 
include changes to the sign regulations. The changes to the Village’s regulations were described to include a box 
sign prohibition, flag sign regulations, and a modified approval process to allow certain temporary signs. The 
changes to the written ordinance were reviewed. Director Nordman recapped the Request for a motion of the Plan 
Commission to recommend approval of proposed text amendments to the Village of Huntley Zoning Ordinance, 45 
Article XIII Sign Regulations. 
 
Chairwoman Ellison thanked Director Nordman and requested a motion from the Commission to open the public 
hearing. 
 50 
A MOTION was made to open the public hearing to consider Petition No. 22-05.03 
 
MOVED:    Commissioner Terra DeBaltz 
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SECONDED:    Commissioner Dennis O’Leary 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  
ABSTAIN:    None 5 
MOTION CARRIED   7:0:0 
 
Chairwoman Ellison stated that this is a public hearing and anyone wishing to testify must be sworn in. The 
following persons were sworn in: Director Charles Nordman 
 10 
Chairwoman Ellison asked if any members of the public had any comments to add to which no members of the 
public had anything to add. 
 
Commissioner DeBaltz clarified with Director Nordman that all existing box signs may remain until they are 
replaced, destroyed, or are abandoned. 15 
 
Commissioner Ron Hahn clarified with Director Nordman that the Village cannot regulate sign content. 
 
Chairwoman Ellison asked how many box signs are currently in existence to which Director Nordman stated that 
the Village does have a box sign inventory for record keeping and enforcement purposes. 20 
 
There were no further comments.  Chairwoman Ellison requested a motion to close the public hearing. 
 
A MOTION was made to close the public hearing to consider Petition No. 22-05.03  
 25 
MOVED:    Commissioner Jeff Peterson 
SECONDED:    Commissioner Terra DeBaltz 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS: None  30 
ABSTAIN:    None 
MOTION CARRIED   7:0:0 
 
Chairwoman Ellison requested a motion to approve the petition. 
 35 
A MOTION was made to approve Petition No. 22-05.03, Requesting approval of Text Amendments to the 
Village of Huntley Zoning Ordinance, Article XIII Sign Regulations. 
 
MOVED:    Vice Chair Ric Zydorowicz 
SECONDED:    Commissioner Jeff Peterson 40 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS:  None 
ABSTAIN:    None 
MOTION CARRIED  7:0:0 45 
 
7. Discussion 
 
Director Nordman introduced Doug Pollock as a consultant to oversee the Village’s upcoming comprehensive 
planning process. 50 
 
There was no further discussion. 
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8. Adjournment 
 
At 7:37 pm, a MOTION was made to adjourn the May 9, 2022 Plan Commission meeting. 
 
MOVED:    Commissioners Terra DeBaltz 5 
SECONDED:    Chairwoman Dawn Ellison 
AYES:  Commissioners Ron Hahn, Joseph Holtorf, Jeff Peterson, Dennis O’Leary, 

Terra DeBaltz, Vice Chair Ric Zydorowicz, and Chairwoman Dawn Ellison 
NAYS:  None 
ABSTAIN:    None 10 
MOTION CARRIED  7:0:0 
 
Respectfully submitted, 
 
 15 
Senior Planner 
Village of Huntley 
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Village of Huntley 
REQUEST FOR PLAN COMMISSION ACTION 

 
MEETING DATE: May 23, 2022 
  
SUBJECT: Petition No. 22-05.04, D.R. Horton, Inc. - Midwest, petitioner, and Forestar Real 

Estate Group, Inc, owner, Phases 3 and 4 of Cider Grove Unit 2, Request is for 
consideration of a Final Planned Unit Development and Final Plat of 
Subdivision, pursuant to the requirements of Section 156.204 of the Huntley 
Zoning Ordinance.  

 
BACKGROUND INFORMATION 
 
Petitioner:  D.R. Horton, Inc.-Midwest, a California corporation   
  750 E Bunker Ct Ste 500     
  Vernon Hills, IL 60061   
 
Owner:   Forestar Real Estate Group, Inc 
   1750 E Golf Road #925  

Schaumberg, IL 60173 
 
Subject Location: Phases 3 and 4 of Cider Grove Unit 2 (Approximately 44.3 acres vacant land 

generally located north of Dundee Road and East of Hanover Ave.) 
 
Request: Request is for consideration of Final Planned Unit Development and Final Plat of 

Subdivision for Phases 3 and 4 of Cider Grove Unit 2. 
 
Zoning, Land Use and Comprehensive Plan: 

LOCATION ZONING CURRENT USE COMPREHENSIVE PLAN 
Property in 
Question 

“RE-1 (PUD)” Residential 
Estate District  

Vacant / Agricultural Single Family Residential 

North Lake in the Hills –  
“R-2” One Family 

Single Family Residential Not Applicable 

South Unincorporated  
McHenry County –  
“A1” Agricultural 

Agricultural  Not Applicable  

East Unincorporated  
McHenry County –  
“A1” Agricultural 

Agricultural Not Applicable  

West “R-2” Single Family Residential 
District & “RE-1 (PUD)” 
Residential Estate District  

Single Family Residential Single Family Residential 

 
INTRODUCTION 
D.R. Horton received Preliminary PUD and Preliminary Plat of Subdivision approval from the Village 
Board for Cider Grove Unit 2 on June 10, 2021. At that same time, the Village Board also approved an 
amendment to the Annexation Agreement and a Development Agreement to allow D.R. Horton to 
develop the Unit 2 property with 180 single family lots in up to four (4) phases. The petitioner received 
Final Planned Unit Development (PUD) and Final Plat of Subdivision approval for Phases 1 & 2 on 
August 12, 2021. Forestar has now submitted a development application for Final Planned Unit 
Development (PUD) and Final Plat of Subdivision for Phases 3 and 4 of the Cider Grove Unit 2 
subdivision on behalf of D.R. Horton. 



 
 

2 

 
DEVELOPMENT SUMMARY 
In accordance with the Development Agreement and preliminary approvals, D.R. Horton has submitted 
Final PUD plans and Final Plats of Subdivision for Phases 3 and 4.  Phase 3 consists of sixty-three (63) 
lots and a ±10 acre parcel for existing wetlands and stormwater detention basins. Phase 4 consists of 
forty-one (41) lots, and is located directly north of the Phase 3 property. The lots have a minimum lot area 
of 8,450 square feet and an average lot area of 9,844 square feet. The proposed plans submitted for Phases 
3 and 4 are consistent with the approved Preliminary PUD and Preliminary Plat of Subdivision for Unit 2.   
 
The Final Plat for Phase 4 also includes the dedication of right-of-way for the future extension of Main 
Street which is in accordance with the approved Development Agreement and the Village’s Boundary 
Agreement with the Village of Algonquin. The Boundary Agreement requires that both Huntley and 
Algonquin allow for and cause to be constructed the easterly extension of Main Street to eventually 
connect to Lakewood Road.  D.R. Horton will not construct this portion of Main Street since it has yet to 
be extended across the property to the west (Halat property), but will pay the Village a cash equivalent in 
lieu of constructing it.  The payment amount shall be based on the estimated cost of completing the Main 
Street Extension at the time the payment is made. The payment will be required prior to recording a Final 
Subdivision Plat for Phase 4. 
 
Construction access to the Unit 2 property will continue to be provided by a temporary roadway that will 
be constructed through property to the south of Cider Grove Unit 2.  The roadway will serve as 
construction access for heavy construction vehicles, which are defined in the development agreement as 
trucks with C & D type license plates (8,001 lbs. and over) and/or trailers (3,000 lbs. and over).  
 
Home Product 
As presented with the Preliminary PUD, home sizes for the single-family product range from 1,970 to 
3,020 square feet (the 1,970 square foot plan is a single-story ranch model that has a 3-car garage 
standard).  The models listed below are the same models that were approved as part of the Preliminary 
PUD.  
 

Plan Name  Sq. Ft.  Description 
Fairfield (X453) 1,970  Single Story; 4 bedrooms; 2 bath 
Pendleton (X426) 2,155  Two-story; 3 bedrooms; Loft; 2½ bath 
Holcombe (X427) 2,356  Two-story; 4 bedrooms; 2½ bath  
Bridgestone (X430) 2,550  Two-story; 4 bedrooms; Loft; 2½ bath  
Henley (X429)  2,600  Two-story; 4 bedrooms; Loft; 2½ bath  
Coventry (X451) 2,836  Two-story; 4 bedrooms; Loft; 2½ bath  
Emerson (X450) 3,020  Two-story; 4 bedrooms; Loft; 2½ bath  

 
Landscape Plan  
The proposed landscape plan provides the required parkway trees along the proposed residential streets. 
Typical landscape packages have also been provided for the single family lots. A 3-foot landscape “berm” 
is proposed on Outlots B and C which are adjacent to the future Main Street extension. The landscape 
buffer is 30’ wide at its narrowest and features a variety of 3” caliper shade trees, ornamental trees, and 
densely planted 8’ tall evergreens paired with deciduous shrubs and planting beds near the future 
subdivision entryway. The existing wetland areas on the north side of the future Main Street extension 
will remain and provide a buffer between the existing Lake in the Hills homes. The two stormwater 
detention basins are proposed to be native emergent plant bottoms using a wet meadow seed & blanket at 
the immediate perimeter of the basin. Low profile prairie seed & blanket will be used moving outward 
from these areas to cover the remainder of the ±10 acre parcel. 
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Declaration for Cider Grove Unit 2 (CCRs) 
The Declaration (CCRs) for Unit 2 was previously approved as part of the Final PUD and Final Plats of 
Subdivision for Phase 1 and 2.  The same CCRs will apply to Phases 3 and 4.  As discussed during the 
review of the Preliminary PUD and Preliminary Plat, D.R. Horton has created a separate Homeowners 
Association (HOA) for the remaining phases of the Cider Grove Subdivision.  This has allowed the 
existing Cider Grove HOA to be turned over to the residents in Unit 1.  A Cross Easement and Cost 
Sharing Agreement has been executed so that the remaining phases would participate in the costs to 
maintain the clubhouse, subdivision entrance and existing stormwater facilities.  
 
Review Criteria—Final Planned Unit Development Review 
The Plan Commission shall review and evaluate the final PUD in terms of whether the proposal: 

i. Is in general conformance with the previously approved preliminary PUD plans. 
ii. By virtue of its imaginative and creative design and benefits to the village, justifies the intended 

variations from the strict interpretation of the Subdivision Ordinance. 
iii. Requires additional conditions and restrictions to protect the public interest and adjacent areas, 

improve the development and assure compliance with existing village ordinances. 
 
REQUESTED ACTION 
The petitioners, D.R. Horton, Inc. - Midwest and Forestar Real Estate Group, Inc., request a motion of the 
Plan Commission, to recommend approval of a Final Planned Unit Development and Final Plat of 
Subdivision for Phases 3 and 4 of the Cider Grove Unit 2 Subdivision. 
 
Staff recommends the following conditions be applied should the Plan Commission forward a positive 
recommendation to the Village Board:  

 
1. All public improvements and site development must occur in full compliance with the submitted 

plans (see list of exhibits) and all other applicable Village Municipal Services (Engineering, 
Public Works, Planning and Building) site design standards, practices and permit requirements.   

2. The petitioner will comply with all final engineering revisions to be approved by the Village 
Engineer and Development Services Department. 

3. The Village of Huntley will require adherence to Illinois drainage law and best management 
practices for stormwater management.  The petitioner, its agents and assignees are responsible for 
not increasing the rate of stormwater runoff and will be required, to the extent practicable, to 
minimize any increase in runoff volume through “retention” and design of multi-stage outlet 
structures.   

4. The petitioner is required to meet all development requirements of the Huntley Fire Protection 
District. 

5. Homes constructed on Lots 102 – 118 are required to include the following features as standard 
on the rear building elevations: 

a. 4/4x4” wood window surrounds and corner boards and 4/4x8” frieze boards 
b. Window grills 
c. Either shutters around the windows or a bay window at the first floor 

6. All homes shall include 4/4x4” wood window surrounds and corner boards and 4/4x8” frieze 
boards. 

 
EXHIBITS 

1. Aerial Photograph, 3.22.22 
2. Final Plat of Subdivision Cider Grove Unit 2 – Phase 3, 2.15.22 
3. Final Plat of Subdivision Cider Grove Unit 2 – Phase 4, 2.15.22 
4. Proposed Improvement Plans for Cider Grove, Unit 2 Phase 3 & 4, 3.23.22 
5. Final Landscape Plan, 3.21.22 
6. Home Elevations, dated 6.15.21 
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DISCLAIMER: The Village of Huntley Does not guarantee the accuracy of 
the material contained here in and is not responsible for any misuse or 
misrepresentation of this information or its derivatives.
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C0.0

PROPOSED IMPROVEMENTS FOR

CIDER GROVE, UNIT 2 PHASES 3 & 4
CENTRAL PARK BLVD, HUNTLEY, ILLINOIS

SECTION 35, TOWNSHIP 43N, RANGE 7E

LOCATION MAP

VILLAGE OF HUNTLEY
ENGINEERING DEPARTMENT

10987 MAIN STREET
HUNTLEY, IL 60142

PHONE: 847.669.5034
TIMOTHY FARRELL

VILLAGE OF HUNTLEY
DEVELOPMENT SERVICES

10987 MAIN STREET
HUNTLEY, IL 60142

PHONE: 847.515.5252
CHARLES NORDMAN

PROJECT
SITE

SURFACE WATER DRAINAGE CERTIFICATE

STATE OF ILLINOIS
COUNTY OF KANE

WE HEREBY CERTIFY TO THE BEST OF OUR KNOWLEDGE AND BELIEF THAT THE DRAINAGE OF SURFACE
WATERS WILL NOT BE CHANGED BY THE CONSTRUCTION OF THIS DEVELOPMENT OR ANY PART THEREOF,
OR, THAT IF SUCH SURFACE WATER DRAINAGE WILL BE CHANGED, THAT ADEQUATE PROVISIONS HAVE
BEEN MADE FOR THE COLLECTION AND DIVERSION OF SURFACE WATERS INTO PUBLIC AREAS OR DRAINS
AND THAT SUCH SURFACE WATERS WILL NOT BE DEPOSITED ON THE PROPERTY OF ADJACENT LAND
OWNERS IN SUCH CONCENTRATIONS AS MAY CAUSE DAMAGE TO THE ADJOINING PROPERTY BECAUSE OF
CONSTRUCTION OF THE DEVELOPMENT.

BY: _________________________________________ DATED: __________
OWNER OR ATTORNEY

BY: __________________________________________ DATED: __________
ENGINEER

_________________________________________
ENGINEER LICENSE NUMBER AND EXPIRATION

OWNER/DEVELOPER
D.R. HORTON

750 BUNKER CT, SUITE 100
VERNON HILLS, IL 60061

PHONE: 224.358.5127
BRUCE MELLEN

ENGINEER
CAGE ENGINEERING

3110 WOODCREEK DR.
DOWNERS GROVE, IL 60515

PHONE: 630.598.0007
FREDERICK THAETE

SURVEYOR
COMPASS SURVEYING, LTD.
2631 GINGER PKWY, STE 100

AUORA, IL 60502
PHONE: 630.820.9100

DAVE FILIPSKI

48 HOUR NOTICE
REQUIRED BEFORE YOU DIG

REFERENCE BENCHMARK:
MCHENRY COUNTY BENCHMARK NUMBER
6428LOCATED INSIDE FENCE AT HUNTLEY
WELL 10
DATUM: NAVD 88
ELEVATION = 885.00

SITE BENCHMARKS:
SITE BENCHMARK #1
ARROW BOLT ON FIRE HYDRANT ON THE
NORTH SIDE OF FLEETWOOD STREET.
ELEVATION = 896.71

SITE BENCHMARK #2
ARROW BOLT ON FIRE HYDRANT AT THE
SOUTHEAST CORNER OF CENTRAL PARK
BOULEVARD AND LELAND LANE.
ELEVATION = 893.41

SITE BENCHMARK #3
ARROW BOLT ON FIRE HYDRANT AT THE
NORTHWEST CORNER OF LELAND LAND
AND JONAMAC AVENUE.
ELEVATION = 895.09
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SHEET NOTES

1. ALL ADA ACCESSIBLE RAMPS AT INTERSECTIONS
SHALL BE CONSTRUCTED WITH A MAXIMUM CROSS
SLOPE OF 2.00% OR LESS AND A MAXIMUM RUNNING
SLOPE OF 8.33% OR LESS. ALL ADA CURB RAMPS
SHALL BE CONSTRUCTED PER ILLINOIS DEPARTMENT
OF TRANSPORTATION DETAILS.

2. MEET EXISTING GRADE AT PROPERTY LIMITS UNLESS
OTHERWISE NOTED.

3. CONTRACTOR SHALL REFER TO THE SOIL EROSION
AND SEDIMENT CONTROL PLAN AND DETAILS FOR
CONSTRUCTION SCHEDULING AND EROSION CONTROL
MEASURES TO BE INSTALLED PRIOR TO BEGINNING
GRADING OPERATIONS.

4. IF ANY EXISTING ELEMENTS TO REMAIN ARE DAMAGED
DURING CONSTRUCTION, IT SHALL BE THE
CONTRACTORS RESPONSIBILITY TO REPAIR AND/OR
REPLACE THE EXISTING ELEMENT AS NECESSARY TO
RETURN IT TO EXISTING CONDITION OR BETTER.

5. CONTRACTOR SHALL STABILIZE DISTURBED AREAS IN
ACCORDANCE WITH APPLICABLE SPECIFICATIONS
UNTIL VEGETATION IS ESTABLISHED.



OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH

OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH OH

OH OH

S

DD

ST
EE

PL
EC

HA
SE

 W
AY

102

103108109110 107 106 105 104

PROPOSED DETENTION
BASIN B

NWL = 884.0
HWL = 888.07

894.6 EX.

896.0 EX.

2.
0%

2.
0%

2.
0%

2.
0%

2.
0%

2.
0%

2.
0%

5.
5%

2.
0%

5.
7%

2.
0%

5.
0%

2.
0%

5.
6%

2.
0%

5.
5%

2.
0%

4.
8%

2.
0%

4.
2%

2.0%

5.
4%

2.
0%

5.1%

1.6%

4+00 5+00 6+00 7+00 8+00

9+00

0+
00

1+
00

2+
00

2+
32

GOODRIDGE ST

89
2

STA: 3+73.4
LP: 892.83 P

STA: 6+89.4
LP: 892.52 P

STA: 5+23.4
HP: 893.58 P

880

885

890

881
882

883

884
886

887
888

889
891

88
5

89
0

88
4

88
6

88
7

88
8

88
9

89
1

885

890

884

886
887

888
889

891

895 892893894

895
895

892

893

893
894

894

FARMED
WETLAND 1

WETLAND A
HWL = 886.2

WETLAND BUFFER WETLAND BUFFER

WETLAND BUFFER

FARMED
WETLAND 2

WETLAND BUFFER

892.87 TC

893.08 TC893.40 TC892.91 TC

893.56 TC893.23 TC

893.9 G

893.3 G

894.1 G894.1 G

893.5 G 893.5 G893.5 G

894.1 G

893.8 G

894.4 G

893.9 G

894.5 G

893.18 TC892.93 TC 893.14 TC893.46 TC

893.50 TC

893.04 TC

892.59 TC

892.59 TC

893.04 TC

893.20 TC 894.1 G
894.7 G

893.7 G

894.3 G

893.9 G

894.5 G

894.1 G

894.7 G

893.8 G

894.4 G

893.3 G

893.2 G

892.4 G893.6 G892.3 G893.4 G893.4 G892.2 G893.4 G892.1 G893.6 G 893.0 G

893.77 TC

893.46 TC

893.46 TC

893.67 TC
893.38 TC

893.60 TC

893.81 TC893.86 TC

892.6 G

892.02 TC 892.03 TC

892.7 G

894.4 G 894.9 G895.0 G894.6 G

895.2 G

894.9 G
895.2 G

895.0 G

894.8 G

T/F= 895.8
G/F = 895.2

T/F= 895.7
G/F = 895.1

T/F= 896.1
G/F = 895.5

T/F= 896.1
G/F = 895.5

T/F= 896.0
G/F = 895.4

T/F= 896.0
G/F = 895.4

T/F= 896.3
G/F = 895.7 T/F= 896.3

G/F = 895.7
T/F= 896.1

G/F = 895.5

T/F= 896.3
G/F = 895.7

891.9 G891.7 G 891.9 G 892.9 G

893.9 G

892.1 G 893.8 G893.1 G893.4 G 892.7 G

12

GRADING &
DRAINAGE
PLAN NE

C3.1

1" =        ' (HORIZONTAL)

''

40

80400

31
10

 W
O

O
D

CR
EE

K 
D

RI
V

E
D

O
W

N
ER

S 
G

RO
V

E,
 IL

 6
05

15
P:

 6
30

.5
98

.0
00

7
W

W
W

.C
A

G
EC

IV
IL

.C
O

M
C
A
G
E

CI
V

IL
 E

N
G

IN
EE

RI
N

G

SHEET NUMBER

PROJ NO:

ENG :

DATE :  

REVISIONS

THIS DESIGN AND THESE DRAWINGS ARE THE PROPERTY  OF
CAGE ENGINEERING, INC. NO PART OF THIS WORK MAY  BE
REPRODUCED WITHOUT PRIOR WRITTEN PERMISSION  FROM
CAGE ENGINEERING, INC.

SHEET TITLE

OF 38

F
IN

A
L
 E

N
G

IN
E

E
R

IN
G

 F
O

R

C
ID

E
R

 G
R

O
V

E
 S

U
B

D
IV

IS
IO

N
U

N
IT

 2
, 
P

H
A

S
E

S
 3

 &
 4

C
E

N
T

R
A

L
 P

A
R

K
 B

L
V

D
H

U
N

T
L
E

Y
, 
IL

L
IN

O
IS

190041

AMS

03/23/2022

062-055840

EXP: 11/30/2023

KEYMAP

HUMBOLDT ST.

JONAMAC AVE.

EDGEBROOK LN.

GOODRIDGE ST.

MAIN ST.

FL
EE

TW
O

O
D

 S
T.

BR
ID

G
EH

AM
 A

VE
.

CENTRAL PARK BLVD.

SE
E 

SH
EE

T 
C

3.
0

SEE SHEET C3.2

C3.0 C3.1

C3.2

C3.3

C3.4

GRADING LEGEND

OVERLAND FLOOD ROUTE

SPOT ELEVATION

100

100 PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

PROPOSED MAJOR CONTOUR

100.00 P

DRAINAGE ARROW

SHEET NOTES

1. ALL ADA ACCESSIBLE RAMPS AT INTERSECTIONS
SHALL BE CONSTRUCTED WITH A MAXIMUM CROSS
SLOPE OF 2.00% OR LESS AND A MAXIMUM RUNNING
SLOPE OF 8.33% OR LESS. ALL ADA CURB RAMPS
SHALL BE CONSTRUCTED PER ILLINOIS DEPARTMENT
OF TRANSPORTATION DETAILS.

2. MEET EXISTING GRADE AT PROPERTY LIMITS UNLESS
OTHERWISE NOTED.

3. CONTRACTOR SHALL REFER TO THE SOIL EROSION
AND SEDIMENT CONTROL PLAN AND DETAILS FOR
CONSTRUCTION SCHEDULING AND EROSION CONTROL
MEASURES TO BE INSTALLED PRIOR TO BEGINNING
GRADING OPERATIONS.

4. IF ANY EXISTING ELEMENTS TO REMAIN ARE DAMAGED
DURING CONSTRUCTION, IT SHALL BE THE
CONTRACTORS RESPONSIBILITY TO REPAIR AND/OR
REPLACE THE EXISTING ELEMENT AS NECESSARY TO
RETURN IT TO EXISTING CONDITION OR BETTER.

5. CONTRACTOR SHALL STABILIZE DISTURBED AREAS IN
ACCORDANCE WITH APPLICABLE SPECIFICATIONS
UNTIL VEGETATION IS ESTABLISHED.



91

92

93

94

95

96

97

98

99

100

101

102

131 132 133 134 135 136 137 138

139

140
148 147 146 145 144 143 142 141

160 161 162 163 164 165 166 167 168

169

170

171

172
T/F= 901.3
G/F = 900.7

T/F= 902.0
G/F = 901.4

T/F= 902.6
G/F = 902.0

T/F= 902.6
G/F = 902.0

T/F= 903.7
G/F = 903.1

T/F= 903.7
G/F = 903.1

T/F= 903.5
G/F = 902.9

T/F= 902.9
G/F = 902.3

T/F= 902.2
G/F = 901.6

T/F= 901.6
G/F = 901.0

898.7 EX.

899.6 EX.

901.0 EX.

902.3 EX.

903.4 EX.

904.2 EX.

904.4 EX.

897.9 G895.9 G

896.1 G 898.0 G

899.2 G898.5 G897.2 G895.3 G 896.6 G

898.7 G896.7 G 897.4 G

P1&2 DETENTION BASIN
NWL = 884.0
HWL = 890.0

896.0 EX.

896.5 EX.

898.3 EX.

900.9 EX.

903.2 EX.

5.
7%

2.
0%

4.
3%

2.
0%

5.
9%

2.
0%

5.
7%

2.
0%

5.
9%

2.
0%

5.
7%

2.
0%

5.
9%

2.
0%

5.
8%

2.
0%

5.
9%

2.
0%

5.
8%

2.
0%

5.
9%

2.
0%

5.
8%

2.
0%

5.
9%

2.
0%

5.
8%

2.
0%

5.
9%

2.
0%

7.
4%

2.
0%

5.
6%

2.
0%

5.
5%

2.
0%

5.
0%

2.
0%

2.
0%

5.
7%

5.
5%

2.
0%

2.
0%

5.
4%

6.
3%

2.
0%

5.
5%

2.
0%

5.
7%

2.
0%

5.
0%

2.
0%

5.
6%

2.
0%

5.
5%

2.
0%

4.
8%

2.
0%

4.
2%

2.0%

5.
4%

2.
0%

5.1%

1.6%

1.2% 6.2%

5.8%2.4%

6.6%2.0%

6.8%2.0%

6.7%2.0%

5.7%2.0%

4.9%2.0%

5.8%2.0%

6.0%2.0%

5.8%2.0%

6.0%2.0%

3.7% 2.0%

5.8% 2.0%

6.0% 2.0%

6.2% 2.0%

5.0% 2.0%

4.2% 2.0%

16
+0

0
17

+0
0

18
+0

0
19

+0
0

19
+7

4

4+00 5+00 6+00 7+00 8+00

9+00

10+00

11
+0

0
12

+0
0

12
+4

5

0+
00

GOODRIDGE ST

EDGEBROOK LN

C
E

N
T

R
A

L 
P

A
R

K
 B

LV
D

895
894

89
6

897

895

894

894

896

897

898

896
897

898

895894
896

897
898

89
9

90
1

900

89
8

899

895

900

896

897

898

899

895894 896 897 898 8994+00 5+00 6+00 7+00 8+00 9+00 9+96

STA: 3+73.4
LP: 892.83 P

STA: 3+74.8
LP: 893.70 P

STA: 6+89.4
LP: 892.52 P

STA: 5+23.4
HP: 893.58 P

898.05 TC

899.02 TC

899.67 TC

900.32 TC

900.97 TC

901.19 TC

900.15 TC

898.72 TC

900.72 TC

900.07 TC

899.42 TC

898.76 TC

900.4 G

901.7 G

901.4 G

900.5 G

899.8 G

899.2 G

898.2 G

898.4 G

899.4 G

900.0 G

900.7 G

901.3 G

901.5 G

900.5 G

899.1 G

899.1 G

899.8 G

900.4 G

901.1 G

900.2 G

900.9 G

901.5 G

900.1 G

895.2 G

896.3 G

897.3 G

897.4 G

899.5 G

900.5 G

901.1 G

901.8 G

902.4 G

902.6 G

901.6 G

897.6 G 897.6 G

897.29 TC897.27 TC

899.52 TC

900.89 TC

898.98 TC

900.6 G

899.5 G

898.34 TC897.04 TC896.39 TC

896.23 TC 896.88 TC 897.53 TC 898.18 TC

897.69 TC

899.3 G898.6 G896.0 G

896.5 G 897.2 G

896.7 G 897.3 G

897.8 G

898.0 G

898.5 G 899.1 G

893.83 TC 894.28 TC 894.93 TC 895.58 TC

895.74 TC

895.4 G

894.8 G

894.2 G 894.6 G

894.1 G

894.7 G

895.4 G

894.8 G 895.9 G895.2 G

892.87 TC

893.08 TC893.40 TC892.91 TC

893.56 TC893.23 TC

895.09 TC

894.07 TC

893.79 TC 894.44 TC

899.8 G

894.1 G

893.2 G

894.0 G 893.8 G894.4 G894.5 G

893.9 G893.6 G

894.2 G893.9 G

893.4 G 893.5 G893.8 G893.3 G

893.9 G

893.3 G

894.1 G894.1 G

893.5 G 893.5 G893.5 G

894.1 G

893.8 G

894.4 G

893.9 G

894.5 G

893.6 G 893.9 G894.1 G

893.7 G

894.6 G

893.7 G

893.9 G

897.5 G

894.5 G

898.2 G

893.18 TC892.93 TC 893.14 TC893.46 TC

893.50 TC

893.04 TC

892.59 TC

892.59 TC

893.04 TC

893.20 TC

901.1 G

902.1 G

901.9 G

901.3 G

900.6 G

900.0 G

899.0 G

900.5 G

901.0 G

900.4 G

899.7 G

896.3 G

894.1 G
894.7 G

893.7 G

894.3 G

895.7 G894.9 G

893.9 G

894.5 G

894.1 G

894.7 G

893.8 G

894.4 G

894.7 G

899.7 G

898.2 G

896.9 G

894.1 G

893.3 G

893.2 G

892.4 G892.4 G

894.5 G

895.9 G

896.2 G894.9 G

894.1 G893.2 G

893.77 TC

893.46 TC

893.46 TC

893.67 TC
893.38 TC

894.91 TC
894.37 TC

894.39 TC

893.60 TC

893.81 TC

893.72 TC

893.86 TC

896.65 TC

895.92 TC

896.65 TC

895.2 G 895.9 G 899.1 G896.5 G 897.2 G 898.8 G897.8 G 898.5 G

894.3 G894.5 G894.9 G894.7 G894.4 G

897.7 G

895.2 G
894.6 G895.0 G

898.3 G897.0 G896.4 G895.7 G 899.6 G899.0 G897.7 G895.3 G 900.3 G

899.9 G

898.83 TC

895.2 G

898.7 G

897.4 G

896.3 G

894.8 G

T/F= 902.5
G/F = 901.9

T/F= 901.4
G/F = 900.8

T/F= 900.7
G/F = 900.1

T/F= 900.1
G/F = 899.5

T/F= 899.4
G/F = 898.8

T/F= 898.8
G/F = 898.2

T/F= 898.1
G/F = 897.5

T/F= 897.5
G/F = 896.9

T/F= 896.8
G/F = 896.2G/F = 895.8

T/F= 900.4
G/F = 899.8

T/F= 900.2
G/F = 899.6

T/F= 899.6
G/F = 899.0

T/F= 898.9
G/F = 898.3

T/F= 898.3
G/F = 897.7

T/F= 897.6
G/F = 897.0

T/F= 897.0
G/F = 896.4

T/F= 896.6
G/F = 896.0

T/F= 895.8
G/F = 895.2

T/F= 895.8
G/F = 895.2

T/F= 896.1
G/F = 895.5

T/F= 896.1
G/F = 895.5

T/F= 896.0
G/F = 895.4

T/F= 895.6
G/F = 895.0

T/F= 895.7
G/F = 895.1

T/F= 896.3
G/F = 895.7

T/F= 899.3
G/F = 898.7

T/F= 900.6
G/F = 900.0

G/F = 895.2 G/F = 895.1 G/F = 895.5 G/F = 895.5 G/F = 895.4 G/F = 895.4 G/F = 895.7 T/F= 896.3
G/F = 895.7

T/F= 896.1
G/F = 895.5

T/F= 896.3
G/F = 895.7

T/F= 897.4
G/F = 896.8

T/F= 898.5
G/F = 897.9

T/F= 899.8
G/F = 899.2

T/F= 901.3
G/F = 900.7

T/F= 902.7
G/F = 902.1899.52 TC

893.7 G

892.9 G

893.7 G

892.9 G 893.9 G 892.9 G

893.8 G

892.8 G

893.9 G

893.1 G 893.7 G

894.3 G 894.9 G 893.1 G 893.8 G 898.9 G

893.9 G

894.7 G

895.1 G

896.1 G

897.5 G

899.0 G

900.2 G

898.9 G

900.0 G

901.0 G

896.3 G

894.6 G

13

GRADING &
DRAINAGE
PLAN EAST

C3.2

1" =        ' (HORIZONTAL)

''

40

80400

31
10

 W
O

O
D

CR
EE

K 
D

RI
V

E
D

O
W

N
ER

S 
G

RO
V

E,
 IL

 6
05

15
P:

 6
30

.5
98

.0
00

7
W

W
W

.C
A

G
EC

IV
IL

.C
O

M
C
A
G
E

CI
V

IL
 E

N
G

IN
EE

RI
N

G

SHEET NUMBER

PROJ NO:

ENG :

DATE :  

REVISIONS

THIS DESIGN AND THESE DRAWINGS ARE THE PROPERTY  OF
CAGE ENGINEERING, INC. NO PART OF THIS WORK MAY  BE
REPRODUCED WITHOUT PRIOR WRITTEN PERMISSION  FROM
CAGE ENGINEERING, INC.

SHEET TITLE

OF 38

F
IN

A
L
 E

N
G

IN
E

E
R

IN
G

 F
O

R

C
ID

E
R

 G
R

O
V

E
 S

U
B

D
IV

IS
IO

N
U

N
IT

 2
, 
P

H
A

S
E

S
 3

 &
 4

C
E

N
T

R
A

L
 P

A
R

K
 B

L
V

D
H

U
N

T
L
E

Y
, 
IL

L
IN

O
IS

190041

AMS

03/23/2022

062-055840

EXP: 11/30/2023

KEYMAP

HUMBOLDT ST.

JONAMAC AVE.

EDGEBROOK LN.

GOODRIDGE ST.

MAIN ST.

FL
EE

TW
O

O
D

 S
T.

BR
ID

G
EH

AM
 A

VE
.

CENTRAL PARK BLVD.

SEE SHEET C3.3

SE
E 

SH
EE

T 
C

3.
4

SEE SHEET C3.1

C3.0 C3.1

C3.2

C3.3

C3.4

GRADING LEGEND

OVERLAND FLOOD ROUTE

SPOT ELEVATION

100

100 PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

PROPOSED MAJOR CONTOUR

100.00 P

DRAINAGE ARROW

SHEET NOTES

1. ALL ADA ACCESSIBLE RAMPS AT INTERSECTIONS
SHALL BE CONSTRUCTED WITH A MAXIMUM CROSS
SLOPE OF 2.00% OR LESS AND A MAXIMUM RUNNING
SLOPE OF 8.33% OR LESS. ALL ADA CURB RAMPS
SHALL BE CONSTRUCTED PER ILLINOIS DEPARTMENT
OF TRANSPORTATION DETAILS.

2. MEET EXISTING GRADE AT PROPERTY LIMITS UNLESS
OTHERWISE NOTED.

3. CONTRACTOR SHALL REFER TO THE SOIL EROSION
AND SEDIMENT CONTROL PLAN AND DETAILS FOR
CONSTRUCTION SCHEDULING AND EROSION CONTROL
MEASURES TO BE INSTALLED PRIOR TO BEGINNING
GRADING OPERATIONS.

4. IF ANY EXISTING ELEMENTS TO REMAIN ARE DAMAGED
DURING CONSTRUCTION, IT SHALL BE THE
CONTRACTORS RESPONSIBILITY TO REPAIR AND/OR
REPLACE THE EXISTING ELEMENT AS NECESSARY TO
RETURN IT TO EXISTING CONDITION OR BETTER.

5. CONTRACTOR SHALL STABILIZE DISTURBED AREAS IN
ACCORDANCE WITH APPLICABLE SPECIFICATIONS
UNTIL VEGETATION IS ESTABLISHED.



77 78 79 80 81 82 83
84

85

86

87

88

89

90

91

92

93

94

169

170

171

172

173

174

175180 179 178 177 176
T/F= 894.5
G/F = 893.9

T/F= 894.5
G/F = 893.9

T/F= 894.0
G/F = 893.4

T/F= 893.6
G/F = 893.0

T/F= 893.9
G/F = 893.3

T/F= 893.9
G/F = 893.3

T/F= 897.6
G/F = 897.0

T/F= 899.9
G/F = 899.3

T/F= 901.3
G/F = 900.7

T/F= 902.0
G/F = 901.4

T/F= 902.6
G/F = 902.0

T/F= 902.6
G/F = 902.0

T/F= 903.5
G/F = 902.9

T/F= 902.9
G/F = 902.3

T/F= 902.2
G/F = 901.6

T/F= 901.6
G/F = 901.0

T/F= 900.6
G/F = 900.0

T/F= 898.6
G/F = 898.0

T/F= 896.3
G/F = 895.7

T/F= 894.5
G/F = 893.9

T/F= 893.2
G/F = 892.6

T/F= 893.2
G/F = 892.6

T/F= 893.7
G/F = 893.1

T/F= 893.6
G/F = 893.0

T/F= 894.1
G/F = 893.5

T/F= 893.7
G/F = 893.1

T/F= 893.8
G/F = 893.2

T/F= 894.3
G/F = 893.7

T/F= 894.3
G/F = 893.7

T/F= 894.2
G/F = 893.6

894.2 EX.

897.2 EX.

898.5 EX.

898.7 EX.

899.6 EX.

901.0 EX.

902.3 EX.

903.4 EX.

890.3 G 890.3 G 890.4 G 890.4 G

P1&2 DETENTION BASIN
NWL = 884.0
HWL = 890.0

5.8%2.0%

6.0%2.0%

5.8%2.0%

6.0%2.0%

7.0%2.0%

7.9%2.0%

3.7% 2.0%

5.8% 2.0%

6.0% 2.0%

6.2% 2.0%

7.3% 2.0%

8.9% 2.3%

5.
8%

2.
0%

5.
8%

2.
0%

5.
7%

2.
0%

5.
6%

2.
0%

5.
6%

2.
0%

4.
5%

2.
0%

2.
0%

5.
6%

2.
0%

4.
8%

2.
0%

5.
8%

2.
0%

5.
8%

5.
5%

2.
0%

2.
0%

5.
7%

2.
0%

3.
8%

5.7%

1.9%

5.7%

2.0%

5.8%

1.9%

6.7%
1.9%

6.9%
1.9%

7+00 8+00 9+00 10+00 11+00
12+00

13
+00

14
+0

0
15

+0
0

16
+0

0
17

+0
0

18
+0

0

C
E

N
T

R
A

L 
P

A
R

K
 B

LV
D

CENTRAL PARK BLVD

896
897

898

891

892

893

891

892

893

89
589

689
7

89
8

895

900

891

892

893

894

896

897

89
8

899
STA: 8+46.0

HP: 891.86 P
STA: 9+96.0
LP: 890.74 P

STA: 11+46.0
HP: 891.49 P

895

892

893

894

896

897

FARMED  WETLAND 4
HWL = 892.0

891.66 TC 891.71 TC

891.22 TC 890.85 TC 891.17 TC

891.50 TC
891.15 TC

890.22 TC

890.66 TC

891.90 TC

893.75 TC

896.00 TC

898.05 TC

899.02 TC

899.67 TC

900.32 TC

900.97 TC

900.72 TC

900.07 TC

899.42 TC

898.76 TC

897.38 TC

895.07 TC

890.23 TC
890.21 TC

891.35 TC

891.02 TC890.96 TC

891.45 TC891.92 TC

891.43 TC

891.13 TC

891.14 TC

901.4 G

900.5 G

899.8 G

899.2 G

898.2 G

896.2 G

893.9 G

891.7 G

890.6 G

891.0 G

892.3 G

894.1 G

896.4 G

898.4 G

899.4 G

900.0 G

900.7 G

901.3 G

891.0 G

891.5 G
891.8 G891.5 G891.2 G891.6 G892.1 G892.0 G891.4 G

891.8 G891.5 G893.0 G

892.4 G

891.0 G

891.8 G 892.3 G 891.8 G 891.3 G 891.4 G 891.7 G

890.6 G

890.6 G

895.4 G

897.7 G

899.1 G

899.8 G

900.4 G

901.1 G

893.0 G

893.4 G 892.9 G 892.4 G 892.5 G 892.8 G

891.2 G

891.2 G

896.5 G

898.8 G

900.2 G

900.9 G

901.5 G

900.1 G

892.0 G 891.3 G 891.0 G 890.7 G 890.8 G 891.1 G 890.6 G

890.6 G

891.2 G

893.6 G

895.2 G

896.3 G

897.3 G

897.4 G

891.0 G

890.6 G

890.4 G
890.3 G

889.6 G

893.1 G 893.2 G 892.7 G 892.3 G 892.6 G 892.9 G
892.6 G

892.1 G

891.4 G 891.4 G

892.1 G

893.4 G

895.2 G

897.5 G

899.5 G

900.5 G

901.1 G

901.8 G

902.4 G

901.9 G

901.3 G

900.6 G

900.0 G

899.0 G

897.0 G

894.7 G

892.9 G

900.5 G

901.0 G

900.4 G

899.7 G

898.3 G

892.4 G892.4 G

894.5 G

895.9 G

896.2 G894.9 G

894.1 G893.2 G

896.0 G

892.3 G892.0 G891.9 G892.4 G892.9 G??? G

891.6 G

891.0 G

891.0 G

890.6 G

890.22 TC

891.6 G

892.1 G
892.4 G892.1 G891.8 G892.2 G892.7 G892.6 G

899.9 G

891.55 TC

891.55 TC

894.30 TC

894.30 TC

894.3 G 894.9 G 893.1 G 893.8 G 898.9 G

895.0 G

897.3 G

898.9 G

900.0 G

901.0 G

894.6 G

890.41 TC

14

GRADING &
DRAINAGE
PLAN SE

C3.3

1" =        ' (HORIZONTAL)

''

40

80400

31
10

 W
O

O
D

CR
EE

K 
D

RI
V

E
D

O
W

N
ER

S 
G

RO
V

E,
 IL

 6
05

15
P:

 6
30

.5
98

.0
00

7
W

W
W

.C
A

G
EC

IV
IL

.C
O

M
C
A
G
E

CI
V

IL
 E

N
G

IN
EE

RI
N

G

SHEET NUMBER

PROJ NO:

ENG :

DATE :  

REVISIONS

THIS DESIGN AND THESE DRAWINGS ARE THE PROPERTY  OF
CAGE ENGINEERING, INC. NO PART OF THIS WORK MAY  BE
REPRODUCED WITHOUT PRIOR WRITTEN PERMISSION  FROM
CAGE ENGINEERING, INC.

SHEET TITLE

OF 38

F
IN

A
L
 E

N
G

IN
E

E
R

IN
G

 F
O

R

C
ID

E
R

 G
R

O
V

E
 S

U
B

D
IV

IS
IO

N
U

N
IT

 2
, 
P

H
A

S
E

S
 3

 &
 4

C
E

N
T

R
A

L
 P

A
R

K
 B

L
V

D
H

U
N

T
L
E

Y
, 
IL

L
IN

O
IS

190041

AMS

03/23/2022

062-055840

EXP: 11/30/2023

KEYMAP

HUMBOLDT ST.

JONAMAC AVE.

EDGEBROOK LN.

GOODRIDGE ST.

MAIN ST.

FL
EE

TW
O

O
D

 S
T.

BR
ID

G
EH

AM
 A

VE
.

CENTRAL PARK BLVD.

SEE SHEET C3.2

SE
E 

SH
EE

T 
C

3.
4

C3.0 C3.1

C3.2

C3.3

C3.4

GRADING LEGEND

OVERLAND FLOOD ROUTE

SPOT ELEVATION

100

100 PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

PROPOSED MAJOR CONTOUR

100.00 P

DRAINAGE ARROW

SHEET NOTES

1. ALL ADA ACCESSIBLE RAMPS AT INTERSECTIONS
SHALL BE CONSTRUCTED WITH A MAXIMUM CROSS
SLOPE OF 2.00% OR LESS AND A MAXIMUM RUNNING
SLOPE OF 8.33% OR LESS. ALL ADA CURB RAMPS
SHALL BE CONSTRUCTED PER ILLINOIS DEPARTMENT
OF TRANSPORTATION DETAILS.

2. MEET EXISTING GRADE AT PROPERTY LIMITS UNLESS
OTHERWISE NOTED.

3. CONTRACTOR SHALL REFER TO THE SOIL EROSION
AND SEDIMENT CONTROL PLAN AND DETAILS FOR
CONSTRUCTION SCHEDULING AND EROSION CONTROL
MEASURES TO BE INSTALLED PRIOR TO BEGINNING
GRADING OPERATIONS.

4. IF ANY EXISTING ELEMENTS TO REMAIN ARE DAMAGED
DURING CONSTRUCTION, IT SHALL BE THE
CONTRACTORS RESPONSIBILITY TO REPAIR AND/OR
REPLACE THE EXISTING ELEMENT AS NECESSARY TO
RETURN IT TO EXISTING CONDITION OR BETTER.

5. CONTRACTOR SHALL STABILIZE DISTURBED AREAS IN
ACCORDANCE WITH APPLICABLE SPECIFICATIONS
UNTIL VEGETATION IS ESTABLISHED.



X

X

X

D

S

FLEETWOOD STREET

121

122

123

124

125

126

127 128 129 130 131 132 133 134

152 151 150 149 148 147 146 145

153

154

155 156 157 158 159 160 161 162

895.3 G895.4 EX.

895.2 EX.

895.3 EX.

895.7 EX.

895.5 EX.

895.4 EX.

894.3 EX.

894.4 EX.

894.9 EX.

895.1 EX.

894.2 EX.

894.7 EX.

5.
9%

2.
0%

5.
7%

2.
0%

5.
9%

2.
0%

5.
5%

2.
0%

5.
4%

2.
0%

5.
7%

2.
0%

4.
7%

2.
0%

5.
4%

2.
0%

5.
7%

2.
0%

5.
6%

2.
0%

5.
2%

2.
0%

5.
5%

2.
0%

4.
6%

2.
0%

5.
8%

2.
0%

5.
9%

2.
0%

5.
8%

2.
0%

7.0% 2.0%

5.7%
2.0%

2.0%
5.0%

2.0%
5.6%

2.0%
5.6%

2.0%
5.9%

5.5%

3.4%

5.
6%

2.
0%

5.
4%

2.
0%

2.
0%

5.
7%

5.
2%

2.
0%

5.
7%

2.
0%

5.
6%

2.
0%

5.
5%

2.
0%

5.
0%

2.
0%

5.
5%

2.
0%

4.
9%

2.
0%

5.
4%

2.
0%

5.
5%

2.
0%

5.
5%

2.
0%

5.
7%

2.
0%

5.
0%

2.
0%

2.0%
5.3%

0+00

1+00

2+
00

3+
00

4+
00

5+
00

6+
00

0+00 1+00 2+00 3+00 4+00 5+00

GOODRIDGE ST

FL
E

E
T

W
O

O
D

 S
T

EDGEBROOK LN

895

894

89
6

897
895

894

896

894

895894 8948940+00 1+00 2+00 3+00 4+00 5+00

895

894

894

896

STA: 3+73.4
LP: 892.83 P

STA: 1+95.6
HP: 893.72 P

STA: 0+45.6
LP: 892.97 P

STA: 5+43.9
LP: 893.20 P

STA: 3+67.0
HP: 894.08 P

STA: 2+17.6
LP: 893.33 P

STA: 2+24.8
HP: 894.45 P

STA: 3+74.8
LP: 893.70 P

STA: 5+23.4
HP: 893.58 P

895.1 EX.

895.2 EX.

895.7 EX.

895.9 EX.

895.1 EX.

895.4 EX.

896.0 G

894.22 TC

894.48 TC

894.15 TC 893.83 TC 894.28 TC 894.93 TC

894.4 G

895.4 G

894.8 G

895.3 G

894.5 G 894.2 G 894.6 G

895.3 G

893.8 G

894.9 G

894.3 G 894.7 G 894.7 G

895.0 G

894.1 G

894.7 G

895.4 G

893.8 G

895.2 G894.9 G

894.6 G 894.8 G

895.4 G 895.6 G 894.8 G

894.3 G

895.9 G895.2 G

893.90 TC

894.30 TC

893.53 TC

893.98 TC

893.63 TC

893.20 TC 893.40 TC892.91 TC

893.56 TC893.23 TC

893.55 TC

895.09 TC

894.07 TC

893.79 TC 894.44 TC

894.1 G

894.2 G

893.6 G

894.5 G

893.9 G

894.5 G

893.9 G893.6 G

894.2 G893.9 G

893.3 G

893.6 G

894.2 G 893.9 G

893.3 G

893.7 G894.3 G894.4 G 893.6 G

893.5 G

894.1 G

893.7 G

894.3 G 894.7 G

893.5 G

894.6 G

893.7 G 893.9 G 893.9 G

894.5 G

894.0 G

894.5 G

893.6 G

893.7 G

894.6 G

893.7 G

893.8 G

893.26 TC

893.03 TC 893.18 TC892.93 TC

893.66 TC 893.58 TC

893.46 TC

893.50 TC

893.71 TC
893.7 G894.3 G

894.0 G894.6 G

894.6 G

894.4 G895.0 G

894.9 G

894.0 G

894.3 G

894.2 G894.8 G

893.9 G

892.4 G

894.5 G

895.9 G895.8 G896.0 G896.0 G

895.6 G

895.9 G

894.3 EX.

894.5 EX.

893.95 TC

894.49 TC

894.49 TC

894.21 TC

893.55 TC

893.94 TC

893.84 TC 893.72 TC

893.39 TC

893.03 TC

893.49 TC

893.63 TC

894.08 TC

893.56 TC

893.62 TC893.69 TC

894.01 TC

893.30 TC

895.2 G

894.6 G

894.3 G

894.9 G

894.8 G

895.4 G

895.3 G

895.8 G 895.8 G 895.5 G 895.2 G895.4 G 895.9 G 896.5 G

894.7 G894.4 G894.7 G 895.0 G895.0 G895.2 G894.8 G

895.3 G

894.8 G

895.1 G

895.4 G

895.5 G

895.1 G

896.4 G895.7 G896.6 G895.9 G895.7 G 895.3 G

895.4 G

895.7 G

895.4 G

T/F= 898.1
G/F = 897.5

T/F= 897.5
G/F = 896.9

T/F= 896.8
G/F = 896.2

T/F= 896.4
G/F = 895.8

T/F= 897.0
G/F = 896.4

T/F= 897.0
G/F = 896.4

T/F= 896.8
G/F = 896.2

T/F= 896.5
G/F = 895.9

T/F= 896.8
G/F = 896.2

T/F= 897.0
G/F = 896.4

T/F= 898.3
G/F = 897.7

T/F= 897.6
G/F = 897.0

T/F= 897.0
G/F = 896.4

T/F= 896.6
G/F = 896.0

T/F= 896.9
G/F = 896.3

T/F= 896.9
G/F = 896.3

T/F= 896.9
G/F = 896.3

T/F= 896.5
G/F = 895.9

T/F= 895.9
G/F = 895.3

T/F= 896.3
G/F = 895.7

T/F= 896.3
G/F = 895.7

T/F= 896.1
G/F = 895.5

T/F= 895.8
G/F = 895.2

T/F= 895.8
G/F = 895.2

T/F= 896.1
G/F = 895.5

T/F= 896.1
G/F = 895.5

T/F= 896.7
G/F = 896.1

T/F= 896.6
G/F = 896.0

T/F= 896.6
G/F = 896.0

T/F= 896.5
G/F = 895.9

T/F= 896.2
G/F = 895.6

T/F= 896.4
G/F = 895.8

T/F= 897.0
G/F = 896.4 G/F = 895.6 G/F = 895.6 G/F = 895.5 G/F = 895.2 G/F = 895.1 G/F = 895.5 G/F = 895.5

894.40 TC

892.9 G

892.9 G

893.7 G

893.1 G

893.7 G

892.9 G

893.7 G

892.9 G 893.9 G

895.5 G

893.7 G

894.7 G

893.5 G

894.5 G

893.1 G

894.3 G

892.7 G

894.7 G

894.2 G

892.5 G 895.0 G 894.1 G 895.4 G 894.3 G 894.9 G 893.1 G 893.8 G

894.0 G

894.1 G

894.4 G

894.7 G

893.1 G

894.3 G 894.6 G

15

GRADING &
DRAINAGE
PLAN SW

C3.4

1" =        ' (HORIZONTAL)

''

40

80400

31
10

 W
O

O
D

CR
EE

K 
D

RI
V

E
D

O
W

N
ER

S 
G

RO
V

E,
 IL

 6
05

15
P:

 6
30

.5
98

.0
00

7
W

W
W

.C
A

G
EC

IV
IL

.C
O

M
C
A
G
E

CI
V

IL
 E

N
G

IN
EE

RI
N

G

SHEET NUMBER

PROJ NO:

ENG :

DATE :  

REVISIONS

THIS DESIGN AND THESE DRAWINGS ARE THE PROPERTY  OF
CAGE ENGINEERING, INC. NO PART OF THIS WORK MAY  BE
REPRODUCED WITHOUT PRIOR WRITTEN PERMISSION  FROM
CAGE ENGINEERING, INC.

SHEET TITLE

OF 38

F
IN

A
L
 E

N
G

IN
E

E
R

IN
G

 F
O

R

C
ID

E
R

 G
R

O
V

E
 S

U
B

D
IV

IS
IO

N
U

N
IT

 2
, 
P

H
A

S
E

S
 3

 &
 4

C
E

N
T

R
A

L
 P

A
R

K
 B

L
V

D
H

U
N

T
L
E

Y
, 
IL

L
IN

O
IS

190041

AMS

03/23/2022

062-055840

EXP: 11/30/2023

KEYMAP

HUMBOLDT ST.

JONAMAC AVE.

EDGEBROOK LN.

GOODRIDGE ST.

MAIN ST.

FL
EE

TW
O

O
D

 S
T.

BR
ID

G
EH

AM
 A

VE
.

CENTRAL PARK BLVD.

SEE SHEET C3.0

SE
E 

SH
EE

T 
C

3.
2

C3.0 C3.1

C3.2

C3.3

C3.4

GRADING LEGEND

OVERLAND FLOOD ROUTE

SPOT ELEVATION

100

100 PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

PROPOSED MAJOR CONTOUR

100.00 P

DRAINAGE ARROW

SHEET NOTES

1. ALL ADA ACCESSIBLE RAMPS AT INTERSECTIONS
SHALL BE CONSTRUCTED WITH A MAXIMUM CROSS
SLOPE OF 2.00% OR LESS AND A MAXIMUM RUNNING
SLOPE OF 8.33% OR LESS. ALL ADA CURB RAMPS
SHALL BE CONSTRUCTED PER ILLINOIS DEPARTMENT
OF TRANSPORTATION DETAILS.

2. MEET EXISTING GRADE AT PROPERTY LIMITS UNLESS
OTHERWISE NOTED.

3. CONTRACTOR SHALL REFER TO THE SOIL EROSION
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CONSTRUCTION SCHEDULING AND EROSION CONTROL
MEASURES TO BE INSTALLED PRIOR TO BEGINNING
GRADING OPERATIONS.
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RETURN IT TO EXISTING CONDITION OR BETTER.

5. CONTRACTOR SHALL STABILIZE DISTURBED AREAS IN
ACCORDANCE WITH APPLICABLE SPECIFICATIONS
UNTIL VEGETATION IS ESTABLISHED.
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Village of Huntley 
REQUEST FOR PLAN COMMISSION ACTION 

PUBLIC HEARING 
 
MEETING DATE: May 23, 2022 
  
SUBJECT: Petition No. 22-05.05, Venture One Real Estate, petitioner, and Huntley Development 

Limited Partnership, owner, Relating to ±44.46 acres generally located at the northwest 
corner of Illinois Route 47 and Jim Dhamer Drive, Huntley, IL; PIN: 02-08-401-015, 
Request is for consideration of (i) a Final Plat of Subdivision; (ii) Special Use Permit for a 
±729,600 square foot speculative warehouse, storage and distribution facility; and (iii) 
Preliminary and Final Planned Unit Development, including any necessary relief, in 
accordance with the plans that have been submitted to, and are on file with, the Village of 
Huntley 

 
BACKGROUND INFORMATION 
 
Petitioner:  Venture One Real Estate, 9500 Bryn Mawr #340, Rosemont, IL 60018 
 
Owner:   Horizon Group Properties, 10275 W Higgins Road #560, Rosemont, IL 60018 
 
Subject Location: ±44.46 acres generally located at the northwest corner of Illinois Route 47 and Jim 

Dhamer Drive, Huntley, IL; PIN: 02-08-401-015 
 
Request: The application requests a Final Plat of Subdivision and Preliminary and Final Planned 

Unit Development for the proposed construction of a new ±729,600 square foot industrial 
building to be utilized for Warehouse, Storage, and Distribution with associated outdoor 
truck parking. The subject property is zoned “BP” PDD Business Park - Planned 
Development District. A Special Use Permit is requested for Warehouse, Storage, and 
Distribution as a speculative use. 

 
Zoning, Land Use and Comprehensive Plan: 

LOCATION ZONING CURRENT USE COMPREHENSIVE PLAN 
Property in Question “BP” Business Park - PDD Vacant Office 
North “P” Parks and Open Space – PDD & 

“SF-2” Garden Residential - PDD 
Open Space, Adult 
Residential  

Park & Adult Residential 

South “O” Corporate Office – PDD &  
“BP” Business Park - PDD 

Vacant Office & Business Park 

East “P” Parks and Open Space – PDD & 
“C-2” Regional Retail - PDD 

Open Space, Vacant Office 

West “O” Corporate Office – PDD Vacant  Office 
 
DEVELOPMENT SUMMARY 
Venture One Real Estate proposes to construct a 729,600 square foot speculative warehouse/ distribution building 
on ±44.5 acres generally located at the northwest corner of Route 47 and Jim Dhamer Drive. The subject site was 
recently rezoned to “BP” Business Park on August 26, 2021 (Ordinance (O)2021-08.38). The “BP” zoning district 
allows warehousing, storage, and distribution as a Special Use.  The petitioner states that the building could 
potentially be divided in up to two (2) tenant spaces. Staff notes, that no users for the building have been identified 
at this time. The petitioner is therefore requesting the special use for Warehouse, Storage and Distribution as a 
speculative use upon the subject property. 
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Site Plan  
Venture One is proposing to construct a ±729,600 square foot warehouse/distribution building along Jim Dhamer 
Drive. The building has been located to meet all required building setback requirements and is positioned with the 
two office entrances facing southeast and northwest. The proposed site plan provides a total of 439 passenger vehicle 
parking spaces located adjacent to the east and west elevations of the building. Truck courts are proposed on both 
the north and south elevations of the building. The south truck court offers 58 depressed dock positions, two drive 
in doors, and 78 semi-trailer parking stalls along the Jim Dhamer Drive frontage. An 8 foot tall composite fence is 
proposed to be installed along Jim Dhamer Drive to screen the outdoor trailer parking. The proposed fence requires 
relief from the Village’s Zoning Ordinance to be located within a front yard setback. The north truck court provides 
67 depressed dock positions and two drive in doors. There are no semi-trailer parking stalls located to the north of 
the building. An 8’ tall composite fence is also proposed atop a 2’ berm along on the north side of the truck court 
to screen the property from the residences in Sun City Neighborhood 32. 
 
Stormwater management is proposed along the east and north lot lines of the property, adjacent to the existing 
wetlands and Eakin Creek floodplain. The property would be separated from Neighborhood 32 by approximately 
388 feet of “P” Parks and Open Space zoning.  There would be approximately 655 feet of separation from 
Neighborhood 32 and the north truck court, and approximately 795 feet between the Neighborhood 32 and the 
proposed building.  
 
Access to the site is proposed from three new curb cuts on Jim Dhamer Drive. The petitioner requires the three 
access points as the building holds the potential to support multiple users.  
 
Building Elevations 
The proposed building elevations utilize precast panels with a white and gray paint scheme. The east elevation will 
incorporate architectural panels with cast in reveals and two story glazing near the corner entrance. The west facing 
elevation will have a similar entrance. The north and south elevations consists of the proposed loading docks and 
will feature evenly spaced clerestory windows. The building will have an overall height of 44 feet. The roof top 
units are mostly screened by the parapet walls and any remaining portions of the unit left unscreened will feature a 
screen attached directly to the rooftop unit.  No dumpster enclosures are proposed at this time. Any future enclosures 
must conform to the Village’s requirements.  
 
Landscape Plan 
The proposed landscape plan includes six (6) varieties of evergreen and eighteen (18) varieties of shade trees. In 
total, 430 trees will be planted around the perimeter of the site. Landscaped islands are provided in the passenger 
parking areas as required. Foundation plantings are provided on the east and west side of the building. A mix of 
landscaping elements are provided along the site frontage facing Jim Dhamer Drive with particular attention given 
to the areas directly in front of the fence. The petitioner has provided renderings to depict the view of the building 
from Jim Dhamer Drive. Building entrances will feature complimentary grasses and perennials. 
 
The petitioner also proposes to plant 68 shade trees along the north property line to supplement the existing 
vegetation that will remain on the Parks and Open Space zoned property that is located to the north of the subject 
site. Additionally, there will be 117 evergreen trees planted along the fence line to assist in screening the north truck 
court. The petitioner has provided renderings and photos to depict the view of the building from Neighborhood 32. 
 
The stormwater detention basins are proposed to be native emergent plant bottoms with two of the basins featuring 
a partial wet bottom. All basins will use a wet meadow seed & blanket at the immediate perimeter of the basin and 
low profile prairie seed and blanket moving outward from these areas. 
   
Lighting 
The photometric plan indicates the use of Lithonia D Series LED light fixtures. Parking lot light fixtures installed 
on the east and west side of the building are proposed to be pole mounted at 33 feet in total height. Truck court light 
fixtures installed on the north and south side of the building are proposed to be pole mounted at 40 feet in total 
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height. Wall pak lighting is proposed to be installed on all four sides of the building mounted at 35 feet in total 
height. The proposed mounting height will require relief from the maximum fixture height of 25 feet as stated in 
the Development Agreement for the property. The lighting has been designed to provide the average minimum foot 
candles required by ordinance. The lights will be installed with motion sensors to dim when no activity is present. 
No fixture proposed will omit light above 90 degrees (full cut off). All fixtures will utilize only warm white light. 
 
Signage 
No detailed signage has been proposed at this time. Any future signage must conform to the Village’s Sign 
Ordinance.  
 
Village Board Concept Review 
The Village Board reviewed conceptual plans for VenturePark 47 on November 18, 2021 and provided the 
following comments.  

1. A sound wall was preferred to a fence along the north truck dock. Plans demonstrate the installation of an 
8 foot tall composite (trex) fence. 

2. It was requested that a 10 foot tall fence be installed along the north truck dock. Plans demonstrate an 8 
foot tall fence installed atop a 2 foot berm. 

3. Several members requested that the fence installed along the north truck court be extended to wrap around 
the driveway to shield oncoming headlights from shining into the adjacent homes. Plans demonstrate the 8 
foot fence has been extended past the driveway. 

4. It was recommended that dense plantings be added to supplement the screening provided along the north 
property line. Landscaping plans show 68 shade trees and 117 evergreen trees to be planted in this area. 

5. It was recommended that dense planting be added to screen the truck stalls along Jim Dhamer Drive. 
Landscaping plans show variety of plantings in front of an 8 foot tall composite fence. 

6. It was recommended that the trees planted along the north property line be 5” caliper trees to assist in 
providing a more immediate screen.  Plans demonstrate that new tree planting will be 2.5” caliper. The 
petitioner believes the 8 foot screen fence installed atop a 2 foot berm assists in accommodating an 
immediate screen. The petitioner states that trees of this size are difficult to source in this quantity and 
challenging to transplant. Additionally, mature trees do not tolerate the transplanting process as well as 
younger trees, and therefore have a lower survival rate. 

 
Plan Commission Concept Review 
The Plan Commission reviewed conceptual plans for VenturePark 47 on November 22, 2021 and provided the 
following comments. 

1. Concerns were voiced regarding the use of the facility for refrigerated trucks. The petitioner noted that it is 
unlikely a refrigerated user will locate within the speculative space, however, if a tenant were to be 
identified and runs refrigerated trucks, they would be encouraged to use the south side truck court. 

2. Lighting as viewed from the adjacent residences was raised as a concern.  No fixture proposed will omit 
light above 90 degrees (full cut off). Allowing a higher mounting height requires the installation of less 
fixtures, which reduced the appearance of light spillage. 

 
Required Relief 
As proposed, the plans will require the following relief to be approved as part of the Site Plan Review:  

 
1. Section 156.079(J)(3)(a) requires that fencing installed within the front yard be 70% open and no taller 

than 3’. The “BP” zoning district requires a 35 foot front yard setback. An 8 foot tall solid fence is 
proposed to be installed in the front yard to screen the truck parking stalls from Jim Dhamer Drive. 
Relief is required to allow an 8’ tall solid fence installed in the front yard. 

2. Resolution(R)2021-08.65 establishes a maximum light fixture height of 25 feet. The proposed parking 
lot, truck court, and wall mount fixtures range from a 33 – 40 feet in height. Relief is required to allow 
for a maximum fixture height of 40 feet. 
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Plat of Subdivision  
The proposed plat of subdivision will resubdivide parts of Lots 3 and 4 in the Huntley Corporate Park Phase 2 
Subdivision.  The resubdivision will create a 44.46 acre lot for the proposed warehouse/distribution building.  The 
proposed lot area (44.46 acres) and lot width (1,358 feet) both exceed the minimum required for the “BP” Business 
Park zoning district.   
 
SPECIAL USE PERMIT 
A special use permit is requested by the petitioner to allow the proposed Warehouse, Storage and Distribution as a 
speculative use. 
 
Standards for Special Uses 
When reviewing a Special Use, the Plan Commission must consider the standards identified in Section 156.068(E) 
of the Zoning Ordinance.  No Special Use Permit shall be recommended or granted pursuant to Section 156.068(E) 
unless the applicant establishes the following (The petitioner’s responses to these standards are provided as an 
attachment to this report): 
 

(a) Code and Plan Purposes.  The proposed use and development will be in harmony with the general and 
specific purposes for which this Code was enacted and for which the regulations of the district in question 
were established and with the general purpose and intent of the Official Comprehensive Plan.  

(b) No Undue Adverse Impact.  The proposed use, drainage and development will not have a substantial or 
undue adverse effect upon adjacent property, the character of the area or the public health, safety and 
general welfare.  

(c) No Undue Interference with Surrounding Development.  The proposed use and development will be 
constructed, arranged and operated so as not to dominate the immediate vicinity or to interfere with the use 
and development of neighboring property in accordance with the applicable district regulations.  

(d) Adequate Public Facilities.  The proposed use and development will be served adequately by essential 
public facilities and services such as streets, public utilities (water consumption and waste generation), 
drainage structures, police and fire protection, refuse disposal, parks, libraries, and schools, or the applicant 
will provide adequately for such services.  

(e) No Undue Traffic Congestion.  The proposed use and development will not cause undue traffic congestion 
nor draw significant amounts of traffic through residential streets.  

(f) No Undue Destruction of Significant Features.  The proposed use and development will not result in the 
destruction, loss or damage of natural, scenic and historic feature of significant importance.  

(g) Compliance with Standards.  The proposed use and development complies with all additional standards 
imposed on it by the particular provision of this Code authorizing such use.  

 
In determining whether the applicant’s evidence establishes that the foregoing standards have been met, the Plan 
Commission shall consider:   
 

(1) Public Benefit.  Whether, and to what extent, the proposed use and development at the particular 
location requested is necessary or desirable to provide a service or a facility that is in the interest 
of the public convenience or that will contribute to the general welfare of the neighborhood or 
community. Additional facts to consider are those of job creation and aesthetics and enhancement 
of the Village’s reputation; and 

(2) Mitigation of Adverse Impacts.  Whether, and to what extent, all steps possible have been taken to 
minimize any adverse effects of the proposed use and development on the immediate vicinity 
through building design, site design, landscaping and screening. 

 
ACTION REQUESTED 
The petitioners, Venture One Real Estate, petitioner, and Huntley Development Limited Partnership, owner, request 
a motion of the Plan Commission to recommend approval of (i) a Final Plat of Subdivision; (ii) Special Use Permit 
for a ±729,600 square foot speculative warehouse, storage and distribution facility; and (iii) Preliminary and Final 
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Planned Unit Development, including any necessary relief, in accordance with the plans that have been submitted 
to, and are on file with, the Village of Huntley 
 
Staff recommends the following conditions be applied should the Plan Commission forward a positive 
recommendation to the Village Board:  
 

1. All public improvements and site development must occur in full compliance with all applicable Village 
Municipal Services (Engineering, Public Works, Planning and Building) site design standards, practices 
and permit requirements.  

2. The petitioner will comply with all final engineering revisions to be approved by the Village Engineer and 
Development Services Department. 

3. The petitioner is required to meet all development requirements of the Huntley Fire Protection District. 
4. The outdoor storage of shipping/cargo containers shall be prohibited. 
5. Tractor trailer parking spaces shall be for occupants of the building only.  The tractor trailer parking spaces 

shall not be leased to an off-premise business by the owner or tenant of the building. 
6. Any dumpster enclosures to be installed are required to be constructed of materials matching the principal 

building façade, have an aluminum or steel gate, and must be approved by the Development Services 
Department. 

7. In accordance with Section 155.221 of the Subdivision Ordinance, the Final Plat of Subdivision shall be 
recorded with Kane County within three (3) months of approval by the Village Board. 

8. No building construction permits, plans, sign permits, or Certificates of Occupancy are approved as part of 
this submittal. 

 
EXHIBITS 

1.    Site Aerial Photograph, 3.27.22 
2.    Applicant’s Response to Special Use Standards 
3.    Plat of Survey, 5.14.22 
4. Final Plat of Subdivision, 3.25.22 
5.    Final Planned Unit Development Site Plan, 5.9.22 
6.    Site Engineering Plans, 5.9.22 
7.    Exterior Elevations, 5.4.22 
8. Sight Line Studies, 5.4.22 
9.    Landscape Plan, 5.9.22 

10. Renderings 
11.    Lighting Specifications and Photometric, 5.9.22 
12. Traffic Study, 5.5.22 

 



Print Date: 11/9/2021

DISCLAIMER: The Village of Huntley Does not guarantee the accuracy of 
the material contained here in and is not responsible for any misuse or 
misrepresentation of this information or its derivatives.
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Approx. 44.5 Acres
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VILLAGE OF HUNTLEY
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CIVIL ENGINEERING  ∙  LAND SURVEYING  ∙  ENVIRONMENTAL SERVICES

1333 Butterfield Road, Suite 300 
Downers Grove, IL  60515 

P  630-652-4600 
F  630-652-4601 

 
Response to the Standards for Special Use Permits 

VenturePark 47 
Jim Dhamer Drive, Huntley, Illinois 

 
As part of the Development Application for the VenturePark 47 project, a Special Use Permit is 
requested to allow a warehousing, storage, and distribution use within the Business Park zoning 
district.  Per section 156.063(C)(II) of the Village of Huntley Zoning Ordinance, warehousing, 
storage and distribution is allowed as a special use within the BP district upon recommendation by 
the Plan Commission.   
 
The proposed development is located on an approximately 44.5 acre lot located at the northwest 
corner of Route 47 and Jim Dhamer Drive in Huntley and will consist of a 729,600 square foot 
warehouse/distribution facility with associated utilities, stormwater management facilities, and 
pavement for tractor trailer parking and maneuvering.  In addition to a Special Use Permit, Planned 
Unit Development and Final Plat of Subdivision approval are sought with this Development 
Application. 
 
Code and Plan Purposes 
The existing lots on which this development is proposed are zoned Business Park District (BP).  
The site is bound to the west by lots zoned Corporate Office (O), and south of Jim Dhamer Drive, 
nearby lots are also in the BP and O Districts.  The existing facilities along Jim Dhamer Drive 
include a machine shop, truck equipment facility, and packaging company, providing similar light 
industrial uses to the proposed development.  The Village of Huntley Comprehensive Plan 
specifies the subject lots and surrounding area as planned to create office and business park space.  
Not only would a warehousing, storage, and distribution use conform to surrounding land uses 
within this area today, but it will also continue to conform to surrounding land uses in the future 
as the Village moves towards their outlined strategy in the Comprehensive Plan.  Additionally, 
warehousing, storage, and distribution is allowed as a special use within the BP district per Village 
ordinance.  This development is proposed to meet all other BP district regulations within the zoning 
ordinance. 
 
No Undue Adverse Impact 
The warehousing/distribution use will have no adverse impact or interference with surrounding 
developments.  Stormwater management and drainage has been designed in accordance with the 
Kane County Stormwater Management Ordinance and has been modeled to resemble existing 
conditions drainage and therefore have no adverse effects on Eakin Creek to the north.  The lot 
will be separated from existing residential zoning to the north by another lot zoned Parks and Open 
Space, through which Eakin Creek runs.  The development will be further screened from the 
existing residential lots by detention basins and landscaping proposed on the northern portion of 
the site and a screen wall running along the north curb line of the north truck court. 
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VenturePark 47 
Huntley, Illinois 
 

No Undue Interference with Surrounding Development 
As previously discussed, the development’s proposed use will fit with the existing developments 
along Jim Dhamer Drive.  With naturalized detention basins proposed on the north side of the site, 
the site layout has been arranged in a way that will not interfere with the residential properties or 
the open space and Eakin Creek to the north.  The building itself will be located nearly 800 feet 
from the nearest residential property and will not look out of place when compared to other 
buildings on Jim Dhamer Drive. 
 
Adequate Public Facilities 
Existing sanitary sewer and water main are located along Jim Dhamer Drive and will provide 
sanitary and water service to the proposed development.  All site access will be provided from Jim 
Dhamer Drive.  Per the Village GIS portal, this property is served by the Huntley fire and police 
district. 
 
No Undue Traffic Congestion 
A Traffic Impact Study has been completed by Sam Schwartz Engineering and is included with 
this Development Application.  The results of the study indicate that the center median on Jim 
Dhamer Drive be removed in some locations to accommodate left turn lanes into the proposed 
development.  With these proposed improvements, traffic operation would be acceptable following 
full occupancy of the development. 
 
No Undue Destruction of Significant Features 
The Illinois State Historic Preservation Office and Illinois Department of Natural Resources have 
reviewed the proposed development limits of the project and determined no adverse impacts to 
natural resources or historic features.  Results of each jurisdiction’s review are included with this 
Development Application. 
 
Compliance with Standards 
The proposed development and warehousing, storage, and distribution use comply with all 
standards set forth in the Village Zoning Ordinance for special uses within the BP district. 
 
As required by ordinance, a list of the names and addresses of all owners of property within 250 
feet of the subject development has been included as an attachment to this narrative. 
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VenturePark 47 
Huntley, Illinois 
 

Adjoining Property Owners within 250 Feet 
VenturePark 47 

Jim Dhamer Drive, Huntley, Illinois 
 
1. PIN: 02-08-405-002 
            HUNTLEY DEVELOPMENT LP HORIZON GROUP PROPERTIES INC  
            10275 W HIGGINS RD STE 560 
            ROSEMONT, IL, 60018-5625 
 
2. PIN:  02-08-401-017 
            PRIME FREEMAN ROAD LLC  
            PRIME GROUP INC 
           120 N LA SALLE ST STE 3200  
            CHICAGO, IL, 60602-2416 
 
 
3. PIN: 02-08-350-005 
            HIWIN CORPORATION  
            12455 JIM DHAMER DR  
            HUNTLEY, IL, 60142-8065 
 
 
4. PIN: 02-08-350-003 

REICHE PARTNERS LLC 
            ADAM REICHE  
            1550 N OLD RAND RD STE A 
            WAUCONDA, IL, 60084-3315 
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NOTES:

1. SEE S200 & S201 FOR REINFORCED SEGMENTAL RETAINING WALL SECTION DETAIL.

2. VERIFY T.O. WALL, B.O. GRADE, AND T.O. GRADE ELEVATION WITH CIVIL GRADE PLAN. 

3. 12" MINIMUM EMBED TYP FOR ALL SEGMENTAL RETAINING WALLS. 

4. GEOTECHNICAL ENGINEER SHALL BE ON SITE TO VERIFY SOIL CONDITIONS. WHERE POOR 
SOILS ARE IDENTIFIED, SLOPE STABILITY SHOULD BE CHECKED AND THE GEOTECHNICAL 
ENGINEER SHALL PROVIDE REMIDIATION RECOMMENDATIONS.

5. SEE 5 & 6/S201 FOR STORM SEWER ELEVATION VIEW AND STROM SEWER SECTION VIEW 
DETAILS. COORDINATE SLAB LOCATIONS WITH CIVIL DRAWINGS. 
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ALLAN BLOCK CAP UNIT
ADHERE TO TOP UNIT WITH 
CONCRETE ADHESIVE

ALLAN BLOCK 
STONES WALL 
UNITS

LEVELING PAD OF WELL 
COMPACTED CRUSHED 
STONE OR CONCRETE 
WITH f'c = 3000 PSI

B.O. BASE

EL (SEE ELEVATION)

B.O. WALL

EL (SEE CIVIL)

T.O. BOTTOM GRADE

DRAINAGE GRANULAR 
FILL 3/4"Ø CLEAN

LINE OF EXCAVATION

GEOGRID STRENGTH 
DIRECTION

CONTINUOUS SG150 GEOGRID LONG FASTENED 
TO MASONRY. SEE WALL ELEVATION FOR 
LOCATIONS AND LENGTHS, SEE NOTE 1.

REINFORCED BACKFILL TO EXTENT OF GEOGRID. 
GEOTECHNICAL ENGINEER VERIFY ANGLE OF 
INTERNAL FRICTION ≥ 40° (LEAN CLAY, SANDY SILTS 
OR GRAVEL) COMPACTED TO 95% STANDARD 
PROCTOR DENSITY

EL (SEE ELEVATION)

T.O. GEOGRID

EL (SEE ELEVATION)

T.O. GEOGRID

EL (SEE ELEVATION)

T.O. GEOGRID

2' - 0" MIN

BOTTOM GRADE 
SEE CIVIL

4" PERFORATED
HDPE WITH FILTER SOCK

EL (SEE ELEVATION)

T.O. WALLEL (SEE CIVIL)

T.O. GRADE

CUT OR DISPLACE 
GEOGRID AROUND 
COLUMN TUBE OR 
PVC PIPE, TYP

SEE CIVIL FOR CURB
AND PAVEMENT REQUIREMENTS

TOP OF GRADE - SEE CIVIL

8"

1.7"

CONCRETE OR GRAVEL 
POST FOOTING

GUARDRAIL - SEE CIVIL 
FOR QUANTITY,
LOCATION, AND EXTENT

3
' -

 0
" 

M
IN

SEE 4/S200 FOR BLACK VINYL COATING 
CHAIN LINK FENCE - SEE CIVIL FOR 
QUANTITY, LOCATION, AND EXTENT

5
' -

 0
".

 M
IN

SEE CIVIL SEE CIVIL

MIN 3'-0"

8
"

NOTE:

1. COMPACT GRADE AT EACH BLOCK INTERVAL TO 95% PROCTOR OR 
BY RECOMMENDATION OF GEOTECHNICAL ENGINEER. 

GRANULAR FILL TO BE
INSTALLED IN VOIDS

NOTE:

1. CHECK WITH MANUFACTURER SPECIFICATION ON CORRECT DIRECTION OF 
ORIENTATION FOR GEOGRID TO OBTAIN PROPER STRENGTH

3" OF SOIL FILL IS REQUIRED BETWEEN
OVERLAPPING GEOGRID FOR PROPER
ANCHORAGE, TYP

ADDITIONAL DRAINAGE FILL 
EXTEND WALL HEIGHT / 2

ADDITIONAL GEOGRID OVERLAP 
EXTEND WALL HEIGHT / 4

DRAINAGE FILL

H
 /
 2

H / 2

H
 /
 4

H / 4

NOTE:

1. CHECK WITH MANUFACTURER SPECIFICATION ON CORRECT DIRECTION 
OF ORIENTATION FOR GEOGRID TO OBTAIN PROPER STRENGTH.

PLACE 3" OF SOIL FILL BETWEEN 
OVERLAPPING GEOGRID 
FOR PROPER ANCHORAGE

ADDITIONAL DRAINAGE FILL 
EXTEND WALL HEIGHT / 2

PLACE ADDITIONAL PIECES 
OF GEOGRID WHEN 
ANGLE EXCEEDS 20°

DRAINAGE FILL

  20
°

H
 /
 2

H / 2
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3/4" = 1'-0"

  TYPICAL SEGMENTAL RETAINING WALL SECTION
1 3/4" = 1'-0"

  GEOGRID INSTALLATION AT CORNERS
2

3/4" = 1'-0"

  GEOGRID INSTALLATION ON CURVES
3
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LEVELING PAD OF WELL 
COMPACTED CRUSH STONE 
OR CONCRETE, 6" THICK (MIN) 
x 2' - 0" WIDE (MIN)

FRONT FACE OF UNIT

EXCAVATION LIMITS

MIN

6" 1'-0"

MIN

6"
ALLAN BLOCK CAP UNITS 
@ WALL STEPS

4" CAP UNIT

ALLAN BLOCK STONES 
WALL UNITS

NOTE:

1. SECURE ALL CAP UNITS WITH KAPSEAL OR EQUAL.

6" 8" WALL STEP

CONCRETE LEVELING PAD 6" 
THICK (MIN) x 2' - 0" WIDE (MIN)

EXCAVATION LIMITS

DRAIN PIPEDRAINAGE

FILTER FABRIC

ORIENTED T-FITING DOWNWARD

CONTROL JOINTS
CONCRETE COLLER

SCOUT PROTECTION. USE  
CONRETE SLAB IN OUTLAT 
AREA 

4
".

 M
IN

2'-0" TYP

WHEN CONCRETE COLLAR 
EXCEEDS 24", PROVIDE #5 
BAR. SAW CUT NOTCH IN 
SIDE OF BLOCK UNIT TO 
ALLOW FOR REBAR 
PLACEMENT. DO NOT 
REMOVE BACK OF BLOCK. 
GROUT CELLS SOLID.

ALLAN BLOCK 
STONES UNITS. 
SEE 1/S200 FOR 
BALANCE OF 
INFORMATION

EL (SEE ELEVATION)

B.O. WALL

EL (SEE CIVIL)

T.O. BOTTOM GRADE

BOTTOM GRADE 
SEE CIVIL

EL (SEE ELEVATION)

T.O. WALLEL (SEE CIVIL)

T.O. GRADE

STORM SEWER PIPE
SEE CIVILCONCRETE COLLAR

SLAB ON GRADE
SEE CIVIL

SEE 1/S200 FOR  TYPICAL 
SEGMENTAL RETAINING 
WALL SECTION

1/2" EXPANSION 
JOINT MATERIAL

SEE NOTE 1

NOTE:

1. LAY OUT THE GEOGRIDS AROUND THE STORM SEWER PIPE. 
MAX GEOGRID DISPLACEMENT OF 2'-0". PIPE EXTENSION 
FROM FACE OF WALL BY CIVIL.
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3/4" = 1'-0"

  LEVELING PAD DETAIL
1 3/4" = 1'-0"

  TOP OF WALL STEPS DETAIL
2 3/4" = 1'-0"

  UNIT STEPPING DETAIL
3 3/4" = 1'-0"

  DRAIN PIPE THROUGH DUCT
4

3/4" = 1'-0"

  STORM SEWER ELEVATION VIEW DETAIL
5 3/4" = 1'-0"

  STORM SEWER WITH SLAB
ON GRADE SECTION VIEW DETAIL
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HUNTLEY, IL - CHI21-0115-00

CONCEPTUAL DESIGN

SOUTHEAST PERSPECTIVE

This conceptual design is based upon a preliminary review of entitlement requirements 
and on unverified and possibly incomplete site and/or building information, and is 
intended merely to assist in exploring how the project might be developed.  Signage 
shown is for illustrative purposes only and does not necessarily reflect municipal 
code compliance.
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ELECTRICAL SITE PLAN
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NOTES:

1. EACH LIGHT FIXTURE TO HAVE MOTION SENSOR CONTROL.  LIGHT FIXTURES TO
DIM TO 33% IN UNOCCUPIED MODE.  ALL LIGHTS TO COME TO FULL BRIGHTNESS
WHEN ONE MOTION SENSOR IS ACTIVATED.

2. 2 #8 THWN & 1 #8 GND. IN 3/4" C. TO LIGHTING PANEL VIA PHOTOCELL-ON,
TIMECLOCK-OFF.

3. ELECTRICAL CONDUIT RUN IN SOUTHEAST CORNER OF BUILDING SHALL NOT
ENCROACH HORIZONTALLY WITHIN 10' OF THE SITES WATERMAIN.1
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PHOTOMETRIC SITE PLAN
SCALE: 1"=60'-0"

LIGHTING ANALYSIS NOTES:
(WEST CAR PARKING)

1. AVERAGE FOOTCANDLES: 2.44

2. MAXIMUM FOOTCANDLES: 3.33

3. MINIMUM FOOTCANDLES: 1.36

4. MAXIMUM/MINIMUM RATIO: 2.4:1

5. AVERAGE/MINIMUM RATIO: 1.8:1

LIGHTING ANALYSIS NOTES:
(EAST CAR PARKING)

1. AVERAGE FOOTCANDLES: 2.16

2. MAXIMUM FOOTCANDLES: 4.77

3. MINIMUM FOOTCANDLES: 1.07

4. MAXIMUM/MINIMUM RATIO: 4.5:1

5. AVERAGE/MINIMUM RATIO: 2.0:1

LIGHTING ANALYSIS NOTES:
(TRUCK AREAS)

1. AVERAGE FOOTCANDLES: 2.00

2. MAXIMUM FOOTCANDLES: 3.78

3. MINIMUM FOOTCANDLES: 0.67

4. MAXIMUM/MINIMUM RATIO: 5.6:1

5. AVERAGE/MINIMUM RATIO: 3.0:1

LIGHTING REQUIREMENTS TO MINIMIZE EFFECTS TO WILDLIFE: (SWAINSON'S HAWK

1. ALL LIGHTING TO BE FULLY SHIELDED FIXTURES THAT OMIT NO LIGHT UPWARD.
· ALL FIXTURES SPECIFIED ON THIS PROJECT ARE DARK SKY COMPLIANT AND

OMIT NO LIGHT ABOVE 90°

2. ONLY WARM-WHITE OR FILTERED LEDS SHOULD BE USED TO MINIMIZE BLUE
EMISSION:
· LED FIXTURES ARE SPECIFIED AS 3000K OR WARM-WHITE

3. ONLY LIGHT THE EXACT SPACE WITH THE LUMENS NEEDED.
· LIGHT SPILLAGE HAS BEEN MINIMIZED.

4. IF LEDS ARE TO BE USED, AVOID THE TEMPTATION TO OVERLIGHT BASED ON THE
HIGHER LUMINOUS EFFICIENCY OF LEDS.
· LIGHTING IS BETWEEN 1.5 AND 2.5 AVERAGE FOOTCANDLES SO NOTHING IS

OVER LIT.  LIGHTING ALSO HAS MOTION SENSORS TO DIM THE LIGHT
FIXTURES WHEN NO ONE IS PRESENT.
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FIXTURE SCHEDULE

E EXTERIOR WALL BRACKET LITHONIA SBA WALL 35'-0" A.F.G.241

TYPE DESCRIPTION MANUFACTURER CATALOG NUMBER SHIELDING FINISH MOUNTINGINPUT
WATTS

E1 POLE & LUMINAIRE LITHONIA SBA SEE DETAIL 1/E3241

E2 POLE & LUMINAIRE LITHONIA SBA SEE DETAIL 1/E3241

E3 POLE & LUMINAIRE LITHONIA SBA SEE DETAIL 2/E3241

DSX1 LED-P9-30K-T4M-MVOLT-WBA-NLTAIR2-PIRHN

DSX1 LED-P9-30K-T5M-MVOLT-SPA-NLTAIR2-PIRHN

DSX1 LED-P9-30K-T3M-MVOLT-SPA-NLTAIR2-PIRHN

DSX1 LED-P9-30K-T4M-MVOLT-SPA-NLTAIR2-PIRHN-HS

22058

277

VOLTS

277

277

277

25061

LUMENS

26581

25617

25061

3000K

COLOR
TEMP

3000K

3000K

3000K

CRI

70+ 80+ 90+

CONTROLS

INTEGRAL

OS

REMOTE

PHOTO/TC

OS PHOTO/TC

OS PHOTO/TC

OS PHOTO/TC

#1

SEE NOTES

#1

#1

#1

FIXTURE SCHEDULE NOTES:

1. EACH LIGHT FIXTURE TO HAVE MOTION SENSOR CONTROL.  LIGHT FIXTURES TO
DIM TO 33% IN UNOCCUPIED MODE.  ALL LIGHTS TO COME TO FULL BRIGHTNESS
WHEN ONE MOTION SENSOR IS ACTIVATED.

SYMBOLS / ABBREVIATIONS

SWITCHED CIRCUIT

BRANCH CIRCUIT

WALL BRACKET/WALL SCONCE FIXTURE - SEE FIXTURE SCHEDULE

POLE & LUMINAIRE(S) FIXTURE - SEE FIXTURE SCHEDULE

SURFACE/PENDANT FIXTURE - SEE FIXTURE SCHEDULE

RECESSED DOWNLIGHT FIXTURE - SEE FIXTURE SCHEDULE

LVT
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SC

EM

IG

NU

TCP
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UM

IR

T

OU

IU

GFCI

PW

SW
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BOL
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MSPL

INT
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FACP

GC

TCC

HVAC

WP

EC

CP

EWC

BWE

MAN
MAG

RC

PC

CBA

TBD

AFI

SBA

LT

SS

FPC

DCP

RCC

OS

HP

KW

BRKR

LOC

GND

AMP

XFMR

FAAP

JB

EXR

ER

RECEPT

FURN
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UNO
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ABOVE FINISHED FLOOR

ARC FAULT INTERRUPTER
AMPERES/AMPERAGE

BELOW FINISHED CEILING
BUILT-IN OVERLOAD
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COLOR BY ARCHITECT
CONTROL PANEL

CONTROL
DOCK EQUIPMENT CONTROL PANEL
DISCONNECT
ELECTRICAL CONTRACTOR
EMERGENCY
EXISTING RELOCATED

EXISTING TO BE RELOCATED
ELECTRIC WATER COOLER
FIRE ALARM ANNUNCIATOR PANEL
FIRE ALARM CONTROL PANEL
FULL LOAD AMPS
FLOAT SWITCH
FIRE PROTECTION CONTRACTOR
FURNISHED
GENERAL CONTRACTOR
GROUND FAULT CIRCUIT INTERRUPTER
GROUND
HAND-OFF-AUTOMATIC SWITCH
HORSEPOWER
HEATING AND VENTILATING CONTRACTOR
ISOLATED GROUND
INTEGRAL
IN ROOM
IN UNIT
JUNCTION BOX
KILOWATTS

LOCATION
LOW TEMPERATURE
LIGHT SWITCH
LOW VOLTAGE THERMOSTAT
MAGNETIC STARTER
MANUAL STARTER

MANUAL STARTER WITH PILOT LIGHT
NIGHT LIGHT
NEAR UNIT
OVERHEAT PROTECTION
OCCUPANCY SENSOR
ON UNIT
PUSH BUTTON
PLUMBING CONTRACTOR
PNEUMATIC ELECTRIC SWITCH

PREWIRED
REFRIGERATION CONTRACTOR
REFRIGERATION CONTROL CONTRACTOR
RECEPTACLE
SELECTED BY ARCHITECT
SEPARATE CIRCUIT
SPEED SWITCH
SOFT START

SWITCH
LINE VOLTAGE THERMOSTAT
TO BE DETERMINED
TIME CLOCK
TEMPERATURE CONTROL CONTRACTOR
TEMPERATURE CONTROL PANEL
UNIT MANUFACTURER
UNLESS NOTED OTHERWISE

WEATHER PROOF ("WHILE-IN-USE")
TRANSFORMER

MCA MINIMUM CIRCUIT AMPS

VFD VARIABLE FREQUENCY DRIVE

AFG ABOVE FINISHED GRADE

W WATTS

ST SHUNT TRIP

AV AUDIO VISUAL

LCP LIGHTING CONTROL PANEL

EX EXISTING TO REMAIN
EXD EXISTING TO BE DEMO'D

ETC ELECTRONIC TIME CLOCK CONTROL

BB BATTERY BACKUP

CRCT CIRCUIT

PHOTO PHOTOCELL

ELECTRICAL
FIXTURE TYPES 'E1 & E2' MOUNTING DETAIL
NOT TO SCALE

3-1/2" ANCHOR BOLT
PROJECTION

(4) 1" x 36" x 4"
ANCHOR BOLTS

11" BOLT CIRCLE
DIAMETER

GRADE

(6) #5 REBARS

#4 TIEBARS ON 12" CENTERS
OR #4 SPIRAL WITH 6" PITCH

3 LOOPS TOP & BOTTOM

3" x 5" HANDHOLE
BOND GROUND
WIRE TO POLE.

WIRE #6 GROUND WIRE TO
POLE GROUND LUG AT
POLE HANDHOLE.

5/8" x 10' MINIMUM
GROUND ROD AT
EACH POLE.

30'-0"

18"

24" 11"

36"

30"
MIN.

6'-0"

24"

1
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GROUND ROD AT
EACH POLE.
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Executive Summary 

Sam Schwartz Consulting (Sam Schwartz) was retained by Jacob & Hefner Associates to conduct a 
traffic impact study for a proposed industrial development in Huntley, Illinois. The subject site is located 
on the north side of Jim Dhamer Drive west of Illinois Route 47 and is currently used for agricultural 
purposes.  

As proposed, the subject site would be developed to contain an approximately 729,600 square-foot 
building that would likely be occupied by two separate industrial tenants who would each occupy half of 
the proposed building, divided into east and west sections with vehicular cross access between the two 
sides prohibited through gates or barriers. A concept site plan depicting the proposed development is 
included in the Appendix, illustrating four full-access driveways to Jim Dhamer Drive. The proposed 
driveway configuration is described below:  

 Access 1: A proposed full-access driveway that would align opposite Quality Drive on the north 
side of Jim Dhamer Drive.  

 Access 2: A proposed full-access driveway located approximately 330 feet west of Access 1. 
 Access 3: A proposed full-access driveway located approximately 220 feet west of Access 2. 
 Access 4: A proposed full-access driveway located approximately 190 feet east of the westmost 

Hiwin access driveway.  

Based on the results of the traffic study, the following recommendations were identified to accommodate 
site traffic within the study area.  

 At each site access driveway:  
o Provide a single outbound lane with a single receiving lane. 
o Post minor-leg stop control for outbound site traffic. 

 
 On Jim Dhamer Drive:  

o At Access 1, install a left-turn lane providing 145 feet of storage and a taper length of 
approximately 105 feet extending to Access 2.  

o At Access 2, stripe the center lane west of the access as continuous left-turn storage 
totaling approximately 120 feet extending to Access 3.  

o At Access 3, install a left-turn lane providing 145 feet of storage with 175 feet of taper.  

Additionally, based on an understanding that Village staff has expressed preliminary support for the 
location of Access 4 due to limitations of the property boundary of the site, two configurations could be 
provided: 

 At Hiwin Access 2, the westbound left-turn lane could be restriped to include approximately 75 
feet of storage and 50 feet of taper. At Access 4, the remaining space available between Hiwin 
Access 2 and Access 4 could be converted into a hatched median space. This configuration is 
illustrated on the concept site plan.  

 Alternatively, eastbound left turns into the site at Access 4 could be prohibited and the existing 
median between Access 3 and Access 4 could be modified to provide a channelized lane for U-
Turn maneuvers. This configuration could also be positioned to be used as an inbound left-turn 
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lane for the potential future access shown on the site plan if it is to be further considered. This 
would be accompanied by a No Left Turn (R3-2) sign posted for eastbound traffic on Jim Dhamer 
Drive at Access 4.  

With these improvements in place, it is anticipated that area traffic operation would be acceptable 
following completion of the subject site.  
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1.0 Introduction 

Sam Schwartz Consulting (Sam Schwartz) was retained by Jacob & Hefner Associates to conduct a 
traffic impact study for a proposed industrial development in Huntley, Illinois. The subject site is located 
on the north side of Jim Dhamer Drive west of Illinois Route 47 and is currently used for agricultural 
purposes. An aerial view of the existing study arepa can be seen in Figure 1. 

As proposed, the subject site would be developed to contain an approximately 729,600 square-foot 
building that would likely be occupied by two separate industrial tenants who would each occupy half of 
the proposed building, divided into east and west sections. Based on information provided by the 
development team, it is understood that these tenant spaces would be separated both internally and 
externally, with vehicular cross access between the two sides prohibited through gates or barriers. A 
concept site plan depicting the proposed development is included in the Appendix, illustrating four full-
access driveways to Jim Dhamer Drive. The proposed driveway configuration is described below:  

 Access 1: A proposed full-access driveway that would align opposite Quality Drive on the north 
side of Jim Dhamer Drive.  

 Access 2: A proposed full-access driveway located approximately 330 feet west of Access 1. 
 Access 3: A proposed full-access driveway located approximately 220 feet west of Access 2. 
 Access 4: A proposed full-access driveway located approximately 190 feet east of the westmost 

Hiwin access driveway.  

A future fifth driveway located between Access 3 and Access 4 on the north side of Jim Dhamer Drive is 
shown as an option on the concept site plan, but is not included in these analyses based on indications 
from the development team that this driveway ultimately may not be provided; discussion of how this 
future access may be designed at its intersection with Jim Dhamer Drive is included in later sections of 
this study.  

The following report documents Sam Schwartz’s methodology regarding data collection, traffic 
forecasting, and capacity analyses performed for this study. Recommended improvements are 
documented to mitigate anticipated traffic-related impacts resulting from the proposed development and 
to improve the functionality of the local transportation system.  
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2.0 Baseline Conditions 

Sam Schwartz conducted a field visit to collect relevant information pertaining to the site, the surrounding 
street network, traffic volumes, traffic controls, lane geometry, and infrastructure at the study intersections. 
Based on these characteristics, intersection capacity was evaluated to establish baseline operational 
conditions for the study area, as described in the following sections.  

 2.1. Area Land Uses & Connectivity 

Located along the north side of Jim Dhamer Drive west of Illinois Route 47 (IL 47), the subject parcel is 
currently agricultural in use. The site is bordered immediately to the north and west by other agricultural 
uses, and by the Sun City senior residential community further in the same directions. Several office and 
industrial developments are located directly opposite the site on the south side of Jim Dhamer Drive, 
including two medical office buildings, a Hiwin manufacturing plant, and two other industrial uses. Further 
to the north, land uses are largely residential and are primarily in the Village of Huntley, as well as the 
neighboring communities of Lakewood and Lake in the Hills.  

The subject property fronts Jim Dhamer Drive along the entirety of its southern frontage. Approximately 
715 feet east of the site’s proposed easternmost access driveway, Jim Dhamer Drive intersects with IL 
47, an Illinois Department of Transportation (IDOT) Strategic Regional Arterial (SRA) and Class II truck 
route that provides regional connectivity to the north and south. Approximately one-quarter mile south of 
Jim Dhamer Drive, IL 47 intersects Interstate 90 (I-90) at a full-access, partial cloverleaf interchange.  

2.2. Existing Street Characteristics  

Field data collection was performed along the primary study roadways of IL 47, Del Webb Boulevard/Oak 
Creek Parkway, Jim Dhamer Drive/Freeman Road, the Interstate 90 westbound interchange ramp, 
Quality Drive, two Hiwin Access driveways, and George Bush Court. Descriptions of these roadways are 
provided below.  

IL 47 is a north-south multi-lane divided roadway that is designated as an SRA by the Chicago 
Metropolitan Agency for Planning (CMAP). The SRA system is designed to promote throughput on 
regionally significant corridors with the use of such strategies as access management and limited 
signalization. At its signalized intersection with Del Webb Boulevard and Oak Creek Parkway, IL 47 
provides a dedicated left-turn lane, two dedicated through lanes, and a dedicated right-turn lane on both 
its north and southbound approaches. At its signalized intersection with Jim Dhamer Drive and Freeman 
Road, IL 47 provides dual left-turn lanes, three dedicated through lanes, and a dedicated right-turn lane 
on its southbound approach. On the northbound approach, dual left-turn lanes, four dedicated through 
lanes, and a dedicated right-turn lane are provided. At its signalized intersection with the I-90 West ramp 
junction, IL 47 provides two dedicated through lanes and a dedicated right-turn lane on its southbound 
approach, and dual left-turn lanes and two dedicated through lanes on its northbound approach. A 45 
MPH speed limit sign is posted on IL 47, which is under IDOT jurisdiction. 
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Jim Dhamer Drive is an east-west Local Road that intersects IL 47 opposite Freeman Road. Immediately 
west of IL 47, Jim Dhamer Drive provides a five-lane divided cross-section with a landscaped barrier 
median providing space for left-turn lanes at intersections. Approximately 900 feet west of George Bush 
Court, Jim Dhamer Drive narrows to provide a three-lane section with a shared two-way left-turn lane.  At 
its signalized intersection with IL 47, Jim Dhamer Drive provides dual left-turn lanes, two dedicated 
through lanes, and a dedicated right-turn lane on its eastbound approach. At its minor-leg stop-controlled 
intersections with Quality Drive, both Hiwin Access Driveways, and George Bush Court, Jim Dhamer 
Drive provides a dedicated left-turn lane and two dedicated through lanes on its westbound approaches, 
and a dedicated through lane and a shared through/right-turn lane on its eastbound approaches. Jim 
Dhamer Drive has a posted speed limit of 35 MPH and is under the jurisdiction of the Village of Huntley. 

Del Webb Boulevard is an east-west, four-lane Major Collector that terminates at IL 47 approximately 
3,000 feet north of Jim Dhamer Drive’s intersection with IL 47, forming the west leg of the intersection. To 
the west of IL 47, Del Webb Boulevard provides access to the residential community Sun City. At its 
signalized intersection with IL 47, Del Webb Boulevard provides a dedicated left-turn lane, a dedicated 
through lane, and a dedicated right-turn lane, plus two receiving lanes on its eastbound approach. A 35 
MPH speed limit is posted, and Del Webb Boulevard is under the jurisdiction of the Village of Huntley.  

Oak Creek Parkway is an east-west, two-lane Local Road that terminates at IL 47, aligning opposite Del 
Webb Boulevard. Oak Creek Parkway extends approximately 1,300 feet to the east of IL 47, providing 
access to several commercial developments and a Weber Grill warehousing facility. At its signalized 
intersection with IL 47, Oak Creek Parkway provides a dedicated left-turn lane, a shared through/right-
turn lane, and a single receiving lane on its westbound approach. A 30 MPH speed limit is posted on Oak 
Creek Parkway, which is under the jurisdiction of the Village of Huntley.  

Quality Drive is a two-lane Local Road located approximately 725 feet west of IL 47 providing access to 
two medical office buildings south of Jim Dhamer Drive. At its unsignalized T intersection with Jim 
Dhamer Drive, the northbound approach of Quality Drive provides a single shared left/right-turn lane and 
operates under minor-leg stop control. A 30 MPH speed limit is posted on Quality Drive, which is under 
the jurisdiction of the Village of Huntley.  

Access to a Hiwin Corporation facility is provided south of Jim Dhamer Drive by two private access 
driveways labeled from east to west as Hiwin Access 1 and Hiwin Access 2 for the purposes of this 
study. The east and west driveways are located approximately 1,270 and 1,940 feet west of Quality Drive, 
respectively. At their minor-leg stop-controlled T intersections with Jim Dhamer Drive, each access 
driveway provides a single shared left/right-turn lane on its northbound approach. A 30 MPH speed limit 
was assumed on each driveway to match Quality Drive.  

George Bush Court is a two-lane Local Road located approximately 680 feet west of Hiwin Access 2 
providing access to two industrial-office buildings south of Jim Dhamer Drive. At its unsignalized T 
intersection with Jim Dhamer Drive, the northbound approach of George Bush Court provides a single 
shared left/right-turn lane and operates under minor-leg stop control. To match Quality Drive, a 30 MPH 
speed limit was assumed on George Bush Court, which is under the jurisdiction of the Village of Huntley.  
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2.3. Baseline Traffic Volumes 

Sam Schwartz conducted intersection turning movement counts (TMCs) in March 2022 at the following 
locations in order to identify existing traffic volumes: 

 Illinois Route 47 and Oak Creek Parkway/Del Webb Boulevard 
 Illinois Route 47 and Jim Dhamer Drive/Freeman Road 
 Illinois Route 47 and I-90 westbound ramp junction 
 Jim Dhamer Drive and Quality Drive 
 Jim Dhamer Drive and Hiwin Access 1 
 Jim Dhamer Drive and Hiwin Access 2 
 Jim Dhamer Drive and George Bush Court 

Counts were performed during the weekday morning and weekday evening peak periods (6:00-9:00AM, 
3:00-6:00PM, respectively) to coincide with peak activity on the area roadway network. Based on the 
resulting count data, peak hours occurred from 7:00-8:00AM and from 3:00-4:00PM during the weekday 
morning and weekday evening peak periods, respectively. Based on these counts, it can be seen that the 
study area shows a general commuter pattern on IL 47, with heavier southbound travel (toward I-90) in 
the morning peak hour and heavier northbound travel (from I-90) in the evening peak hour. It should be 
noted that during data collection, construction of the Project Pumpkin/Project Pie site to the east of IL 47 
on the north side of Freeman Road was underway. As such, these baseline volumes likely include 
construction traffic related to the site that would not be expected to be present after completion of the 
project. To provide a conservative analysis, no reductions were applied to baseline volumes to account 
for construction traffic.  
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To supplement these peak period counts and account for the current COVID-19 pandemic, Sam 
Schwartz obtained historical Average Daily Traffic (ADT) data on Del Webb Boulevard, Jim Dhamer 
Drive, Freeman Road, and IL 47 from the IDOT website for the most recent reporting years (2018-2019). 
Sam Schwartz sorted the historical data by hour and selected the peak hour bidirectional traffic volumes 
during both the weekday morning and evening peak hours (7:00-8:00 AM and 3:00-4:00 PM). These 
volumes were compared to the hourly volumes used for this study during the morning and evening peak 
hours. The compiled volumes are summarized below in Table 1. 

Table 1. Bidirectional Traffic Volume Comparison 

Roadway 
Peak 
Hour 

Field-
Collected 

Bidirectional 
Traffic Volume  

[A]1 

Historical 
Bidirectional 

Traffic Volume  
[B]2 

Variation 
𝐴 𝐵

𝐴
100 

Growth 
Factor 

Jim Dhamer Drive 
AM 252 152 +39.68% 0.60 

PM 228 182 +20.18% 0.80 

Freeman Road 
AM 411 292 +28.95% 0.71 

PM 651 379 +41.78% 0.58 

IL 47 
AM 2,222 2,707 -21.83% 1.22 

PM 2,469 2,346 +4.98% 0.95 

Del Webb Boulevard 
AM 302 308 -1.99% 1.02 

PM 511 671 -31.31% 1.31 
1 Represents Sam Schwartz Bidirectional Volumes, March 2022. 
2 Represents IDOT Bidirectional Volume. ADT for IL 47 was collected in 2019. All others were collected in 2018. 
 

As shown in Table 1, 2022 volumes on the analyzed roadways were found to range from approximately 
22 percent lower to 42 percent higher than the historical 2018 and 2019 counts during the morning and 
evening peak periods. A unique COVID-19 adjustment factor was calculated for each roadway in each 
weekday peak hour of analysis. Where historical traffic was higher than 2022 counts, volumes were 
increased by the factor shown in Table 1. On roadways where the adjustment factor would have 
represented a reduction in volume, no adjustment was applied.  

The volume network was then balanced where applicable throughout the study area, establishing a 
baseline Year 2022 volume network. The resulting traffic volumes for Baseline Year 2022 during the 
weekday morning and weekday evening peak hours are illustrated on Figure 2. Summaries of the raw, 
unadjusted TMC counts and historical IDOT ADT are contained in the Appendix.   
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2.4. Baseline Intersection Operations 

The operational effectiveness of transportation facilities is measured in terms of Level of Service (LOS). 
LOS ranges from LOS A to LOS F, with LOS A being the best level of operation for an intersection and 
LOS F being the worst. LOS A represents free-flow conditions where motorists experience a high level of 
comfort and convenience. LOS E represents saturated or at-capacity conditions, and LOS F represents 
oversaturated conditions. During peak periods, it is not uncommon for heavily traveled suburban arterials 
roadways to operate at LOS E or LOS F due to a combination of heavy demand and physical constraints.  

LOS at a signalized intersection is defined in terms of average control delay (measured in seconds per 
vehicle), which is portion of total delay experienced by a motorist that is attributable to the traffic signal. 
LOS A describes operations with minimal delays (up to 10 seconds per vehicle), while LOS F describes 
operations with delays in excess of 80 seconds per vehicle. At intersections with long cycle lengths, the 
quantity of red time that is allocated to an approach or movement may near or exceed that 80-second 
threshold, increasing the likelihood of poor LOS. The LOS criteria for signalized intersections, as defined 
in the Highway Capacity Manual, Sixth Edition (HCM), are provided in Table 2. 

Table 2. LOS Criteria for Signalized Intersections 

Level of Service (LOS) Average Delay 

A ≤ 10.0 seconds 

B > 10.0 and ≤ 20.0 seconds 

C > 20.0 and ≤ 35.0 seconds 

D > 35.0 and ≤ 55.0 seconds 

E > 55.0 and ≤ 80.0 seconds 

F > 80.0 seconds 
Transportation Research Board. Highway Capacity Manual, Sixth Edition. 

For unsignalized intersections, total delay is defined as the total elapsed time from the moment a vehicle 
stops at the back of the queue until the vehicle departs from the stop bar on the stop-sign-controlled 
approach. This includes the time required for the vehicle to travel from the last-in-queue to the first-in-
queue position. The LOS thresholds for unsignalized intersections, which differ from those for signalized 
intersections, are summarized below in Table 3. 
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Table 3. LOS Criteria for Unsignalized Intersections 

Level of Service (LOS)1 Average Delay 

A ≤ 10.0 seconds 

B > 10.0 and ≤ 15.0 seconds 

C > 15.0 and ≤ 25.0 seconds 

D > 25.0 and ≤ 35.0 seconds 

E > 35.0 and ≤ 50.0 seconds 

F > 50.0 seconds 
Transportation Research Board. Highway Capacity Manual, Sixth Edition. 
1LOS grades assume volume-to-capacity (v/c) ratio <1; LOS F is triggered when v/c ≥1 

Capacity analysis was performed to analyze the study intersections for the weekday peak hours using 
Synchro 11 capacity analysis software. An HCM 2000 report was used to evaluate the intersection of IL 
47 with the I-90 westbound ramp junction due to its nonstandard phasing. For all other intersections, 
HCM 6th Edition reports were used. The results of these analyses are summarized below in Table 4. 
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Table 4. Baseline (Year 2022) Levels of Service 

Intersection 

Weekday Morning 
Peak Hour 

Weekday Evening 
Peak Hour 

Delay 
(sec/veh) 

LOS 
Delay 

(sec/veh) 
LOS 

IL 47 / Del Webb Boulevard & Oak Creek Parkway1     
   Eastbound 51.3 D 43.1 D 
   Westbound 55.5 E 62.9 E 
   Northbound 12.2 B 33.3 C 
   Southbound 14.0 B 30.0 C 
   Intersection 17.3 B 37.6 D 
IL 47 / Jim Dhamer Drive & Freeman Road1     
   Eastbound 56.7 E 57.0 E 
   Westbound 55.0 D 55.6 E 
   Northbound 3.6 A 26.5 C 
   Southbound 13.1 B 14.4 B 
   Intersection 14.1 B 27.0 C 
IL 47 / I-90 WB ramp junction1     
   Westbound 53.9 D 39.4 D 
   Northbound 8.5 A 15.2 B 
   Southbound 1.0 A 3.7 A 
   Intersection 10.7 B 17.0 B 
Jim Dhamer Drive / Quality Drive2     
   Westbound (Left) 7.6 A 7.5 A 
   Northbound 9.7 A 8.8 A 
Jim Dhamer Drive / Hiwin Access 12     
   Westbound (Left) 7.7 A 7.4 A 
   Northbound 10.3 B 9.1 A 
Jim Dhamer Drive / Hiwin Access 22     
   Westbound (Left) 7.4 A 8.7 A 
   Northbound 9.7 A 9.8 A 
Jim Dhamer Drive / George Bush Court2     
   Westbound (Left) 7.5 A 8.2 A 
   Northbound 9.0 A 9.1 A 

1Signalized Intersection 
2Two-Way Stop-Controlled Intersection 

As shown, most intersection approaches in the study area currently operate at acceptable LOS D or 
better. At the intersection of IL 47 with Oak Creek Parkway, the westbound approach operates at LOS E 
during both the morning and evening peak hours. Similarly, the eastbound approach of Jim Dhamer Drive 
at IL 47 operates at LOS E during both peak hours, and the westbound approach of Freeman Road 
operates at LOS E during the evening peak hour. In each of these cases, it can be noted that, according 
to Synchro 11 results, these delays are entirely attributable to control delay, and therefore are likely due 
to the long cycle lengths in place at these intersections (120 seconds during each peak hour). These 
intersections are part of an interconnected system along the state route of IL 47 that is optimized to favor 
the northbound and southbound through movements. On the eastbound approach of Jim Dhamer Drive, 
all 95th percentile queues are within provided storage lengths.  
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03. Future Conditions 

In order to evaluate future intersection operations, traffic volumes were forecasted for a “Build plus five” 
design year based on IDOT standards. Based on conversations with the development team indicating 
that the proposed development would be completed by Year 2023, a Year 2028 design year was 
selected. Future traffic forecasting was based on three main factors: background traffic growth, 
background developments, and trips generated by the proposed development. Based on the resulting 
projections, capacity analyses were prepared to evaluate future operational conditions with and without 
completion of the proposed development. The findings and resulting recommendations are discussed in 
this section of the report. 

3.1. Approved Area Development 

Based on communication with the Village of Huntley, several background developments with approved 
traffic studies were taken into account for this study. Sam Schwartz incorporated the following 
background developments into the future scenarios:  

 The Huntley Commercial Center is a proposed industrial and commercial redevelopment of the 
currently vacant Huntley Premium Outlots site south of Freeman Road.  

 Project Pumpkin/Pie the approved industrial developments currently under construction north of 
Freeman Road and east of IL 47.  

 The Weber Industrial Expansion is an expansion of the existing Weber facility located south of 
Freeman Road and east of the Huntley Commercial Center.  

The TIS for the Huntley Commercial Center redevelopment, performed by Kenig, Lindgren, O’Hara, 
Aboona, Inc. (KLOA), was submitted in 2018 and is excerpted in the Appendix. The proposed site calls 
for a total of approximately 667,880 square feet of warehouse/industrial space in three separate buildings. 
An additional 45,145 square feet of retail space was also assumed to occupy the adjacent parcel to the 
west. All site-related traffic outlined in the Huntley Commercial Center report was assumed to access the 
site via Freeman Road and added to the No-Build condition. 

The TIS for the Project Pumpkin/Pie development performed by Sam Schwartz and approved in 2021 is 
also excerpted in the Appendix. The proposed development plan includes two buildings: an approximately 
650,000 square-foot industrial building that will operate as a receive center on the south portion of the site 
(Project Pumpkin), and an approximately 1,160,000 square-foot industrial building on the north portion of 
the site (Project Pie). All site-related traffic outlined in the Sam Schwartz report was added to the No-Build 
condition via Freeman Road. It should be noted that the Project Pumpkin/Pie study contemplates only the 
peak hours corresponding with projected site traffic (6:00-7:00AM and 5:30-6:30PM), and not the peak 
hour of adjacent street. As such, overlaying the peak site traffic on the peak hours of adjacent street 
identified in this study represents a conservative approach.  

The TIS for the Weber Industrial Expansion performed by Sam Schwartz and approved in 2022 is also 
excerpted in the Appendix. The site is currently occupied by an existing Weber Stephens industrial facility 
and the remainder of the site is otherwise undeveloped. The site will be developed to provide a mix of 
industrial and office uses, including a 405,600 square-foot industrial addition to the existing Weber 
Facility, approximately 237,880 square feet of new industrial space, and 40,000 square feet of office use. 
All site-related traffic outlined in the TIS was assumed to access the site via Freeman Road and added to 
the No-Build condition.  
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3.2. Area Roadway Plans 

A review of IDOT’s Proposed Highway Improvement Plans for FY 2022-2027 indicated no planned 
improvements affecting intersections in the study area. However, as detailed in the Village-approved 
Project Pumpkin/Project Pie and Weber traffic studies, signal timing improvements are recommended at 
Freeman Road’s intersection with IL 47. Accordingly, these signal timing modifications were included in 
all future analysis scenarios based on Village support for recommendations within those traffic studies. 
Apart from these signal timing adjustments, Sam Schwartz did not identify and other planned background 
improvements in the study area, and so no further improvements were incorporated into the analysis of 
future conditions. Specific timing adjustments are discussed in Section 3.6 (Future Traffic Projections) of 
this report.  

3.3. Site Development Plan 

As proposed, the subject site would be developed to contain an approximately 729,600 square-foot 
building that would be occupied by two separate industrial tenants. Each tenant would occupy half of the 
proposed building, divided into east and west sections. A concept site plan depicting the proposed 
development is included in the Appendix, illustrating four full-access driveways to Jim Dhamer Drive. The 
proposed driveway configuration is described below:  

 Access 1: A proposed full-access driveway that would align opposite Quality Drive on the north 
side of Jim Dhamer Drive.  

 Access 2: A proposed full-access driveway located approximately 330 feet west of Access 1. 
 Access 3: A proposed full-access driveway located approximately 220 feet west of Access 2. 
 Access 4: A proposed full-access driveway located approximately 190 feet east of the 

westernmost Hiwin access driveway.  

A fifth driveway located between Access 3 and Access 4 on the north side of Jim Dhamer Drive is under 
consideration for installation at some future time and is shown as an option on the concept site plan, but 
is not included in these analyses based on indications from the development team that this driveway 
ultimately may not be provided. A discussion of how this future access may be designed at its intersection 
with Jim Dhamer Drive, if constructed, is therefore provided for future reference.   



Traffic Impact Study – VenturePark 47 – Huntley, Illinois 
May 05, 2022 
 

samschwartz.com Page 15 

3.4. Trip Generation 

Based on discussions with the development team, as well as the size and other characteristics of the 
building, it is anticipated that the industrial building would be utilized as a high-cube distribution facility. 
Site-generated trips were therefore projected for a High-Cube Transload and Short-Term Storage 
Warehouse use referencing the Institute of Transportation Engineers (ITE) manual Trip Generation, 11th 
Edition. The corresponding trip generation rates and equations used from Trip Generation are shown in 
Table 5.  

Table 5. ITE Trip Generation Data 

Land Use 
Vehicle 

Type 
Daily Weekday AM Peak Weekday PM Peak 

High-Cube Transload 

and Short-Term Storage 

Warehouse 

(LUC 154) 

Total 

Vehicle 

Trips 

T = 1.40(X) 

50% in / 50% out 

T = 0.08(X) 

77% in / 23% out 

T = 0.10(X) 

28% in / 72% out 

Truck 

Trips 

T = 0.22(X) 

50% in / 50% out 

T = 0.02(X) 

49% in / 51% out 

T = 0.01(X) 

47% in / 53% out 
T = Trips Generated 
X = Project size in 1,000 square feet 

Total vehicle and truck trips were calculated using the above equations. Truck trips were then deducted 
from the total vehicle trips to obtain passenger car trips. Table 6 summarizes the anticipated incoming 
and outgoing trips associated with the proposed use during the weekday morning and weekday evening 
peak hours. Trip projections were rounded to the nearest multiple of five for the purposes of this study. 

Table 6. Trip Generation Estimates 

Land Use Size 
Vehicle 

Type 

Weekday 

Daily 

Weekday AM Peak Weekday PM Peak 

IN OUT TOTAL IN OUT TOTAL 

High-Cube Transload 

and Short-Term 

Storage Warehouse 

(LUC 154) 

729,600 

sq. ft. 

Cars 860 40 5 45 15 50 65 

Trucks 160 5 10 15 5 5 10 

Total 1,020 45 15 60 20 55 75 

3.5. Site Trip Assignment 

The directional distribution of site-generated traffic is a function of several variables, including existing 
travel patterns, characteristics of the area street network and traffic control, and peak hour congestion 
within the study area. The assumed trip distribution percentages are a best estimate using engineering 
judgment, familiarity with the area, and logical travel paths to likely origins and destinations for site users. 
The anticipated directional distribution for passenger cars and trucks to and from the site are shown on 
Figure 3 and Figure 4, respectively. It should be noted that based on the limited connectivity of Jim 
Dhamer Drive to the west, all site-generated traffic was assumed to travel via IL 47 and Freeman Road to 
the east. 
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Based on discussions with the development team, the proposed building is expected to accommodate 
two separate end-users, with each tenant occupying one half of the building. It is anticipated that the 
building would be split into east and west portions, with cross access between the two sides prohibited 
through gates or barriers. Based on these assumptions, Sam Schwartz assumed that site-related traffic 
would be split evenly between the east and west portions of the proposed site. As shown on the site plan, 
the eastern half of the building would be served by Access 1, Access 2, and Access 3. Passenger cars 
associated with the east half of the building were assumed to primarily use Access 2 (80 percent) based 
on its proximity to convenient parking near the office space, while the remaining 20 percent were 
assumed to utilize Access 1. Truck traffic was evenly split between Access 1 and Access 3, assuming 
equal utilization of the north and south truck docking spaces. All inbound traffic associated with the 
western half of the site was assumed to utilize Access 4, the only access point for the western half of the 
site.  

Using the distributions and routing patterns described above, site-generated trips were assigned to the 
study intersections. The resulting peak hour trip assignments for site-related passenger car and truck 
traffic are illustrated on Figure 5 and Figure 6, respectively.  
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3.6. Future Traffic Projections 

Future analysis was performed for Year 2028, reflecting Build-plus-five conditions given the proposed 
site’s anticipated full buildout in Year 2023. In order to estimate future background traffic for the Year 
2028 design horizon, Year 2050 ADT projections were obtained from CMAP for the major study 
roadways. Based on the projections provided, compounded annual growth rates were derived for each 
roadway, as summarized below: 

 Jim Dhamer Drive:   1.80% 
 Freeman Road:    1.80% 
 Del Webb Boulevard:   1.80% 
 IL 47:     1.30% 

The above growth rates were applied to baseline (2022) traffic volumes on Jim Dhamer Drive, Del Webb 
Boulevard, and IL 47. Growth rates were not applied to Oak Creek Parkway, Quality Drive, either Hiwin 
driveway, or George Bush Court, based on the assumption that all associated developments are fully built 
out. No background growth was applied to Freeman Road. Instead, traffic volumes associated with three 
background developments described in Section 3.1 (Approved Area Development) were added to the 
study network, including the Huntley Commercial Center, Project Pumpkin/Pie, and the Weber 
Expansion. The resulting volumes were balanced across the study area and added to baseline volumes 
to yield Year 2028 Future No-Build traffic projections, illustrated on Figure 7. Site-generated trips were 
then added to the No-Build condition, resulting in the Year 2028 Future Build traffic projections shown on 
Figure 8. 
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3.7. Future Intersection Operations 

Capacity analyses were conducted using Synchro 11 software to assess future traffic operations during 
the weekday morning and weekday evening peak hours for the Future No-Build and Build conditions. The 
results of these analyses are detailed in the following sections. 

Future No-Build Conditions 

To assess the impact of background traffic on operations within the study area, capacity analyses were 
performed for the Year 2028 No-Build conditions. As noted previously, three background developments 
were assumed to be completed prior to the 2028 design horizon. In general, the improvements 
recommended and/or approved for these projects are limited to Freeman Road east of the study area. As 
a part of the Project Pumpkin/Pie development, signal timing adjustments to the intersection of IL 47 with 
Freeman Road/Jim Dhamer Drive were recommended to be coordinated with IDOT, involving an increase 
in protected green time for westbound movements and the corresponding reduction in green time for 
eastbound movements during both peak hours. These adjustments were incorporated into all future 
analysis scenarios. Apart from these anticipated improvements, no other geometric or signal-timing 
changes were assumed for the future No-Build scenario. Based on these assumptions, area traffic 
operations for this scenario are projected as shown below in Table 7.  
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Table 7. No-Build (Year 2028) Levels of Service 

Intersection 

Weekday Morning 
Peak Hour 

Weekday Evening 
Peak Hour 

Delay 
(sec/veh) 

LOS 
Delay 

(sec/veh) 
LOS 

IL 47 / Del Webb Boulevard & Oak Creek Parkway1     
   Eastbound 50.7 D 46.2 D 
   Westbound 55.5 E 62.9 E 
   Northbound 13.1 B 43.5 D 
   Southbound 17.4 B 31.5 C 
   Intersection 19.2 B 42.3 D 
IL 47 / Jim Dhamer Drive & Freeman Road1     
   Eastbound 56.9 E 57.2 E 
   Westbound 56.6 E 84.0 F 
   Northbound 3.4 A 33.7 C 
   Southbound 22.5 C 25.3 C 
   Intersection 19.2 B 44.2 D 
IL 47 / I-90 WB ramp junction1     
   Westbound 118.9 F 33.5 C 
   Northbound 10.6 B 21.8 C 
   Southbound 1.7 A 3.3 A 
   Intersection 26.5 C 16.0 B 
Jim Dhamer Drive / Quality Drive2     
   Westbound (Left) 7.6 A 7.5 A 
   Northbound 9.8 A 8.9 A 
Jim Dhamer Drive / Hiwin Access 12     
   Westbound (Left) 7.8 A 7.4 A 
   Northbound 10.4 B 9.1 A 
Jim Dhamer Drive / Hiwin Access 22     
   Westbound (Left) 7.5 A 8.8 A 
   Northbound 9.7 A 9.9 A 
Jim Dhamer Drive / George Bush Court2     
   Westbound (Left) 7.5 A 8.3 A 
   Northbound 9.1 A 9.1 A 

1Signalized Intersection 
2Two-Way Stop-Controlled Intersection 

As shown, the majority of intersection approaches are expected to operate at the same LOS under Future 
No-Build conditions as they do under existing conditions. However, some approaches are expected to 
decrease in LOS with the addition of background growth and other planned developments. At the I-90 
westbound off-ramp junction, the westbound approach is projected to drop from LOS D to LOS F in the 
morning peak hour. It should be noted that this approach was analyzed assuming no right-turn 
movements during red phases, per IDOT standards. This represents a conservative analysis, as right 
turns are permitted on red phases from the outside lane.  

At the intersection of IL 47 with Freeman Road/Jim Dhamer Drive, the westbound approach is projected 
to drop from LOS D to LOS E in the morning peak hour, and from LOS E to LOS F in the evening peak 
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hour, despite the inclusion of Village-supported signal timing modifications at this intersection. The 
eastbound approach of Jim Dhamer at this intersection is still projected to operate at LOS E during both 
peak hours. As in the baseline condition, 95th percentile queues on this approach are expected to be 
accommodated within available storage.  

Future Build Conditions 

To assess the impact of the proposed site on traffic operations within the study area, capacity analyses 
were performed for the Year 2028 Build conditions. The Build condition includes the same background 
improvements listed as a part of the No-Build condition, as well as several improvement measures 
identified to accommodate site traffic.  

Access 1, Access 2, Access 3, and Access 4 should each provide a single southbound approach lane 
with shared movements and one receiving lane. Each access was assumed to operate under minor-leg 
stop control.  

Jim Dhamer Drive currently provides a five-lane cross section: two lanes of travel in each direction and a 
center curbed median with breaks allowing for left-turn bays at intersections. Per the IDOT Bureau of 
Design and Environment Manual (BDE), left-turn lanes on a roadway of Jim Dhamer Drive’s design speed 
should provide 145 feet of storage with 175 feet of taper. However, intersections near Access 1, Access 
2, and Access 4 are too closely spaced to accommodate these full dimensions for new inbound left-turn 
lanes along Jim Dhamer Drive. Based on coordination with the development team, it is Sam Schwartz’s 
understanding that the Village of Huntley staff has expressed preliminary support for the proposed 
driveway locations; the following turn-lane dimensions are therefore recommended: 

 At Access 1, 145 feet of storage (as recommended per the BDE) and a taper length of 
approximately 105 feet extending to Access 2 should be installed.  

 At Access 2, the center lane should be striped as continuous left-turn storage totaling 
approximately 120 feet extending to Access 3. A skip dash white line of striping should be 
provided at the entry to this left-turn lane for a distance of approximately 50 feet to communicate 
a transition into this dedicated turn lane. 

 At Access 3, the BDE recommended 145 feet of storage with 175 feet of taper should be 
provided.  

Based on an understanding that Village staff has expressed preliminary support for the location of Access 
4 due to limitations of the property boundary of the site, two configurations could be provided: 

 The westbound left-turn lane serving Hiwin Access 2 could be restriped to include approximately 
75 feet of storage and 50 feet of taper. This length is sufficient to accommodate a single 
articulated truck and 95th percentile queue projections on this approach in the Build condition 
(less than one vehicle). The remaining space between Hiwin Access 2 and Access 4 
(approximately 20 feet based on the concept site plan) could be converted to a hatched median 
nose. This configuration is shown on the concept site plan and included in the Build scenario.  

 Alternatively, eastbound left turns into the site at Access 4 could be prohibited and the existing 
median between Access 3 and Access 4 could be modified to provide a channelized lane for U-
Turn maneuvers. This configuration could also be positioned to be used as an inbound left-turn 
lane for the potential future access shown on the site plan if constructed. This would be 
accompanied by a No Left Turn (R3-2) sign posted for eastbound traffic on Jim Dhamer Drive at 
Access 4.  
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As noted previously, Jim Dhamer Drive has limited connectivity to the west, and so it is expected that the 
eastbound left-turn lanes at each site access location will have very low utilization. Based on these 
recommendations, a summary of the capacity results for the Year 2028 Build scenario is presented in 
Table 8. 

Table 8. Build (Year 2028) Levels of Service 

Intersection 

Weekday Morning 
Peak Hour 

Weekday Evening 
Peak Hour 

Delay 
(sec/veh) 

LOS 
Delay 

(sec/veh) 
LOS 

IL 47 / Del Webb Boulevard & Oak Creek Parkway1     
   Eastbound 50.7 D 46.2 D 
   Westbound 55.5 E 62.9 E 
   Northbound 13.1 B 44.6 D 
   Southbound 17.5 B 31.5 C 
   Intersection 19.2 B 42.8 D 
IL 47 / Jim Dhamer Drive & Freeman Road1     
   Eastbound 57.6 E 59.7 E 
   Westbound 56.4 E 84.4 F 
   Northbound 4.2 A 34.0 C 
   Southbound 23.3 C 25.7 C 
   Intersection 20.0 B 44.7 D 
IL 47 / I-90 WB ramp junction1     
   Westbound 127.8 F 33.2 C 
   Northbound 10.6 B 22.1 C 
   Southbound 1.7 A 3.2 A 
   Intersection 28.4 C 16.0 B 
Jim Dhamer Drive / Quality Drive/Access 12     
   Eastbound (Left) 7.8 A 7.5 A 
   Westbound (Left) 7.6 A 7.6 A 
   Northbound 11.3 B 9.5 A 
   Southbound 15.2 C 10.5 B 
Jim Dhamer Drive / Access 22     
   Eastbound (Left) 7.7 A 7.5 A 
   Southbound 9.9 A 10.0 B 
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Table 8. Build (Year 2028) Levels of Service (continued) 

Intersection 

Weekday Morning 
Peak Hour 

Weekday Evening 
Peak Hour 

Delay 
(sec/veh) 

LOS 
Delay 

(sec/veh) 
LOS 

Jim Dhamer Drive / Access 32     
   Eastbound (Left) 7.7 A 7.5 A 
   Southbound 9.7 A 9.3 A 
Jim Dhamer Drive / Hiwin Access 12     
   Westbound (Left) 7.8 A 7.5 A 
   Northbound 10.6 B 9.3 A 
Jim Dhamer Drive / Access 42     
   Eastbound (Left) 7.4 A 7.5 A 
   Southbound 10.2 B 10.2 B 
Jim Dhamer Drive / Hiwin Access 22     
   Westbound (Left) 7.5 A 8.8 A 
   Northbound 9.7 A 9.9 A 
Jim Dhamer Drive / George Bush Court2     
   Westbound (Left) 7.5 A 8.3 A 
   Northbound 9.1 A 9.1 A 

1Signalized Intersection 
2Two-Way Stop-Controlled Intersection 

With the addition of site traffic, level of service under Build conditions is expected to operate similarly to 
No-Build conditions, with most approaches expected to operate at the same LOS. The exception is the 
northbound approach of Quality Drive at Jim Dhamer Drive, which is expected to drop from LOS A to LOS 
B during the morning peak hour.  

As in the No-Build condition, several approaches are expected to operate at LOS E or F at their 
intersections with IL 47 during one or more peak hours, including the Oak Creek Parkway, Jim Dhamer 
Drive, Freeman Road, and the I-90 westbound ramp junction. Of these approaches, only the eastbound 
approach of Jim Dhamer Drive and the westbound ramp junction of I-90 are expected to experience an 
increase in volume due to the addition of site traffic. On the eastbound approach of Jim Dhamer Drive, 
projected 95th percentile queues are still projected to be accommodated within available storage, as they 
are in the Baseline and No-Build conditions. As previously outlined, the performance of the westbound 
approach of the I-90 off-ramp is expected to be better than projected in this analysis, due to the 
conservative assumption of restricting right-turns during red phases. Even with this assumption in place, 
the 95th percentile queues are projected to be accommodated without extending to mainline I-90.  

At the site access driveways, no southbound approach is projected to operate at worse than LOS C. In 
addition, 95th percentile queues on these approaches are expected to be fewer than one vehicle during 
each peak hour analyzed.  
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04. Conclusion & Recommendations  

Based on the analyses detailed in this report, the following recommendations were identified to 
accommodate site traffic within the study area.  

 At each site access driveway:  
o Provide a single outbound lane with a single receiving lane. 
o Post minor-leg stop control for outbound site traffic. 

 
 On Jim Dhamer Drive:  

o At Access 1, install a left-turn lane providing 145 feet of storage and a taper length of 
approximately 105 feet extending to Access 2.  

o At Access 2, stripe the center lane west of the access as continuous left-turn storage 
totaling approximately 120 feet extending to Access 3.  

o At Access 3, install a left-turn lane providing 145 feet of storage with 175 feet of taper.  

Additionally, based on an understanding that Village staff has expressed preliminary support for the 
location of Access 4 due to limitations of the property boundary of the site, two configurations could be 
provided: 

 At Hiwin Access 2, the westbound left-turn lane could be restriped to include approximately 75 
feet of storage and 50 feet of taper. At Access 4, the remaining space available between Hiwin 
Access 2 and Access 4 could be converted into a hatched median space.   

 Alternatively, eastbound left turns into the site at Access 4 could be prohibited and the existing 
median between Access 3 and Access 4 could be modified to provide a channelized lane for U-
Turn maneuvers. This configuration could also be positioned to be used as an inbound left-turn 
lane for the potential future access shown on the site plan if it is to be further considered. This 
would be accompanied by a No Left Turn (R3-2) sign posted for eastbound traffic on Jim Dhamer 
Drive at Access 4.  

With these improvements in place, it is anticipated that area traffic operation would be acceptable 
following completion of the subject site.  
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APPENDIX 

Concept Site Plan 

IDOT Historical Hourly Bidirectional Counts 

ITE Trip Generation, 11th Edition Excerpts 

2050 CMAP Traffic Projections 

Background Development TISs 

Capacity Analysis Results 

Raw Traffic Data 
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	PC 05.9.22 Minutes-DRAFT.pdf
	CALL TO ORDER
	At 7:37 pm, a MOTION was made to adjourn the May 9, 2022 Plan Commission meeting.





