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Meeting Jul 28, 2021 - Wheeling Plan Commission Regular Meeting

Category 7. Items for Review

Subject G. Docket No. 2021-25, Special Use to Approve a Preliminary Planned Unit Development for
London Crossing (889-903 West Dundee Road)

Type Action

Fiscal Impact No

Budgeted No

Recommended Action Staff Recommended Action: The Commission should consider the following items regarding the
proposed preliminary PUD plans: 
1. The School District Administration Building east and west building elevations should
incorporate recesses and/or projections to reduce the large expanses of blank walls facing
public areas. 
2. The School District Administration Building elevations should be revised to accurately
display the full extents of the proposed building design for each elevation. 
3. The use of metal panel systems as the primary material on the commercial building is in
contrast with the Wheeling Design Guidelines. The character of the area shall be considered
prior to permitting a primary material other than brick.  
4. If the proposed brick colors for the residential townhomes are acceptable or if more
traditional residential brick color should be used.  
5. The siding orientation (horizontal and vertical) of the residential townhomes should be
consistent on each individual townhome building. 
6. If additional siding colors should be incorporated into the townhome portion of the
development to avoid monotony. 
7. The preliminary designs of the trash enclosures should be conducted at this time with the
Preliminary PUD review or if the final trash enclosure designs can occur at Final PUD review. 
8. If more unique lighting should be incorporated into the development. 
9. If a more decorative light pole and fixture befitting to the residential character of the
townhome area be selected. 
10. If additional planting areas should be provided around the commercial retail building. 
11. The widening of the sidewalk to 8’ along the Dundee Road frontage of the subject property
in alignment with the Village’s Active Transportation Plan. 
12. The suitability of the proposed 6’ tall board-on-board fence between the townhomes and
commercial areas of the development or if a masonry construction, decorative metal, or
similar, fence design is more appropriate. 
13. The determination of a parking study should be required or whether the reduced parking
ratios areas are acceptable for the non-residential portions of the development. 
****** 
If the Plan Commission finds that the petitioner has satisfied the requirements for the granting
of a Special Use for Preliminary Planned Unit Development Approval, the appropriate motion
would be to: 
Recommend approval of Docket No. 2021-25, granting a Special Use Approval for Preliminary
Planned Unit Development (PUD) approval as required in Title 19, Zoning, of the Wheeling
Municipal Code, Chapter 19-10 Use Regulations and associated sections, for the development
of a mixed use development (commercial, institutional and residential), which is zoned MXT,
Transit-Orientated Mixed Use Zoning District, for Wingspan Development Group, LLC, located
at 889-903 West Dundee Road, in accordance with the Project Description letter prepared by
Wingspan Development Group, dated 10/20/2020, New Community Service District and
Administration Center Elevations prepared by ARCON, dated 7/13/2021, Wheeling Mixed Use
Elevations prepared by Studio 222 Architects, dated 7/12/2021, Residential Elevations,
unknown preparer, received by the Village 10/20/2020, Preliminary Engineering prepared by
Cage Civil Engineering, dated 8/7/2020 (last revised 7/9/2021), and Preliminary Landscape
Plan prepared by Cage Civil Engineering, dated 7/31/2020 (last revised 5/7/2021, and subject
to the following:



to the following: 
1. The School District Administration Building east and west building elevations shall
incorporate recesses and/or projections to reduce the large expanses of blank walls facing
public areas. 
2. The School District Administration Building elevations shall be revised to accurately display
the full extents of the proposed building design for each elevation. 
3. The primary material on the commercial building shall be brick.  
4. A more traditional residential brick color shall be used for the brick for the residential
townhomes.  
5. The siding orientation (horizontal and vertical) of the residential townhomes shall be
consistent on each individual townhome building. 
6. Additional siding colors shall be incorporated into the townhome portion of the development
to avoid monotony. 
7. The preliminary designs of the trash enclosures shall be submitted at Final PUD. 
8. More unique lighting shall be incorporated into the development. 
9. More decorative light pole and fixture befitting to the residential character of the townhome
shall be selected. 
10. Additional planting areas shall be provided around the commercial retail building. 
11. The existing sidewalk along the frontage of the property shall be widened to 8’ in
alignment with the Village’s Active Transportation Plan. 
12. The fence between the townhomes and commercial areas of the development shall be of a
masonry construction, decorative metal, or similar. 
13. A parking study shall be required for the non-residential portions of the development. 
14. All wall mounted light fixtures shall be included in the photometric plan and manufacturer
cut sheets for the fixtures shall be provided at Final PUD. 
15. Details for the group mailboxes within the townhome area shall be included within the
Final PUD documents for review. 
16. The design of the bike racks shall be included within the Final PUD documents for review.  
17. Prior to Preliminary PUD approval by the Village Board, the landscape plan shall be revised
to remove the notation that parkway trees “to be planted by the Village”. 
18. The existing, aged landscape island at the eastern entrance drive be updated with new
landscaping to match the proposed development to be shown on the Final Landscape Plan to
be included within the Final PUD documents for review. 
19. Additional shade trees shall be provided within the north courtyards of the townhomes to
be similar to those provided within the southern courtyards, which shall be shown on the Final
Landscape Plan to be included within the Final PUD documents for review.

PUBLIC HEARING INFORMATION

2021-25 – Wingspan Development Group, LLC (property owner), is seeking Special Use Approval for Preliminary Planned
Unit Development (PUD) approval as required in Title 19, Zoning, of the Wheeling Municipal Code, Chapter 19-10 Use
Regulations and associated sections, for the development of a mixed use development (commercial, institutional and
residential), located at 889-903 West Dundee Road, which is zoned MXT, Transit-Orientated Mixed Use.

GENERAL PROPERTY INFORMATION

Applicant: Wingspan Development Group, LLC (property owner)

Property size: 11.49 acres

Neighboring Property Land Use(s):

North: Residential/Dundee Road

East: Commercial/Dunhurst Shopping Center

South: Residential

West: Institutional/Jack London Middle School

Existing Use of Property: Vacant Land  

Existing Zoning: MXT - Transit-Orientated Mixed Use

Comprehensive Plan Designation: Transit-Oriented Mixed Use (Dundee Road Subarea/Towncenter II TIF District)

Zoning History: None

SUMMARY OF REQUEST



The petitioner, Wingspan Development Group, LLC (property owner), is seeking Special Use Approval for Preliminary
Planned Unit Development (PUD) approval for a mixed use development consisting of commercial, institutional and
residential townhome land uses. The petitioner is also seeking approval of a Preliminary Plat of Subdivision associated
with the proposed mixed use development (Docket No. 2021-26).

PRELIMINARY AND FINAL PUD REVIEW

A Planned Unit Development (PUD) is to promote the maximum benefit from coordinated area site planning, by providing
opportunities to maximize the economical and efficient use of land in ways that may not be possible under conventional
zoning regulations. PUD’s are intended to provide a harmonious variety of uses and building types and a high level of
amenities, in a manner that is consistent with plans for the area as set forth in the Comprehensive Plan. Any
development with a gross site area two acres or more in size within any MX mixed use district shall obtain approval as
a PUD.

The purpose of the preliminary PUD approval is to provide a formal review and approval of a well-developed initial plan
for the entire site before granting final approval of a PUD. The Preliminary PUD plans are an evolution from the initial
Concept Review with the Plan Commission held on March 8, 2018.  Final PUD plans are the final details of the plan for the
entire site and approval is required prior to construction. Final PUD plans must be in substantial conformance with the
materials attached to the preliminary PUD approval ordinance.

The following table summarizes the differences between a preliminary and final PUD plan:

Preliminary PUD Final PUD
Written plan describing the project and how the various
standards for a PUD are to be met. Same.

Maximum projected figures for the following elements:
dwelling units, buildings, bedrooms, paved area.  Projected
number of parking spaces and bike parking spaces. 
Minimum amount of land to be landscaped open space.

Actual count of the items listed for preliminary review plus
the amount of land to be devoted to accessory structures
areas.

A map of features within 500' A map of features within 1000'
Plat of survey Same.
Scaled existing conditions plan. Same.
A site plan showing general locations of buildings, building
uses, approx. building heights, open spaces, setbacks,
buffers, access to existing and proposed streets, pedestrian
and vehicular circulation, parking and loading.

Actual locations of items listed for preliminary review plus
refuse collection facilities and exterior lighting.

General information on proposed signage. Detailed sign information.

Preliminary landscaping plan. A final landscape plan showing details of all proposed
plantings and screening elements including parkway trees.

Pictures of the site and surrounding context Same.
Any additional materials required by staff. Materials required as a condition of preliminary approval.
Preliminary list of code relief (variations). Final list of code relief (variations).
Preliminary elevations Final exterior elevations for all buildings.
Preliminary engineering Detailed engineering (Site Grading Plan & Site Utility Plan)
 

DESCRIPTION OF PUD PROPOSAL

Site Plan: The preliminary plan re-develops the north +/-6.9 acres with three lots: 1) a 3-story (40,500 sq. ft.)
Community Service and District Administrative Center building for Community Consolidated School District 21, 2) an
approximately 18,900 sq. ft. retail building with a drive-through on the east side, and 3) a 1.56 acre vacant lot (Lot 4) is
located at the eastern end of the development and is anticipated to be developed as a free-standing commercial use to
be determined at a future time.

The south +/- 4.6 acres will be re-developed with 55 rear-loaded townhomes of approximately 1,800 to 1,900 sq. ft. of
living space each, with a 2-car garage. A detention basin will be centrally located between the commercial and residential
developments, as well as a smaller basin at the southwest corner of the development.

Access: Access to the commercial portion of the development will be provided from the north via two existing driveways
off Dundee Road and from the commercial development to the east (Dunhurst Plaza) via an existing cross access
agreement. Access to the residential townhomes will be provided through a continuation of Jenkins Court, which will
transition from a public roadway to a private roadway into the development. A secondary means of access to/from the
residential townhomes will be provided from an internal connector road along the west end of the development, which
was a result from pre-concept discussions with the Fire Prevention Bureau that requested such access.



Elevations: The building elevations are provided to describe the proposed building designs. There are three different
building elevations: 1) Community Service and District Administrative Center Building, 2) Commercial Retail Building and
3) Residential Townhomes. A building layout and design is not proposed for Lot 4 so that it can accommodate a wide
range of uses, since an end-user has not been established at this time.  Any development of Lot 4 will require the
developer to return to obtain preliminary and final approval of building elevations and site plan.

Community Service and District Administrative Center (Lot 2): This building is located on the northwestern portion of the
development, adjacent to Jack London Middle School. The three-store building is primarily constructed with red and
brown brick, and individual windows. Per the Wheeling Design Guidelines, large expanses of walls are discouraged and
should be designed with recesses and projections such that large expanses of visible walls are not on the same plane,
which is not provided for in the preliminary elevations. In addition, the building entrance should be more defined through
the use of recesses, projections and accent material.  A metal panel parapet is located along the east elevation. Although
these are preliminary building elevations, the elevations appear to be incomplete, as the entry canopy on the east
elevation is not carried over on the north elevation. A penthouse is shown only on the west elevation and should be
visible from all elevations. In addition, there is a vertical building element at the southeast corner of the building (as
shown on the south and east elevations), but is not shown on the north and west elevations. The Commission should
consider the following in review of the District 21 Building:

If the east and west building elevations should incorporate recesses and/or projections to reduce the large
expanses of blank walls facing public areas.

If the building elevations should be revised to accurately display the full extents of the proposed building design for
each elevation.

Commercial Retail Building (Lot 3): The commercial retail building is located in the central portion of the site, between
the School District Administration building and Lot 4. As identified by the petitioner, since no end-users have been
identified for this building, the elevations have not been fully finalized and only the front elevation has been provided for
Commission review. The primary building materials proposed for the commercial buildings will consist of metal panels,
stone veneer and wood grain metal panels. Design elements include metal panel canopies and awnings, and pre-finished
metal coping along the top of the front façade. As established in Wheeling’s Design Guidelines, brick (masonry materials)
are the preferred primary materials for commercial buildings. Metal panel systems are acceptable as accent materials
that may not exceed 40% of the wall area. As proposed, the metal panel system makes up the primary material. Wood
accents are becoming popular design trend with commercial spaces; however, staff recommends that any such wood
paneling be achieved through cement fiber board (Hardi Board) or similar materials that provide a wood grain detail
rather than a flat metal panel. Although these are preliminary building elevations, the building elevations will need to be
refined for Final PUD review to ensure that the design and materials comply with the Design Guideline requirement of
60% coverage of the primary material for each elevation. The Commission should consider the use of metal panel
systems as the primary material during this review. The character of the area shall be considered prior to permitting a
primary material other than brick.

 Residential Townhomes (Lot 1): Based on the 3/4 view of the front elevation for the townhome building submitted, the
primary building materials will consist of brick, two different siding patterns (vertical and horizontal), and engineered
wood siding accents. The petitioner has provided three colored brick samples (will be available at the meeting), which all
three versions have a weathered appearance that staff suggests the brick be more of a traditional residential brick of pink
or red color tones. Two different colors of horizontal and vertical siding are provided in Desert Sand and Pebblestone
Clay; however the colors are very similar and staff recommends additional siding colors (other than beige tones) be
incorporated into the 11 townhome buildings to provide diversity and avoid monotony within the townhome
neighborhood. In addition, staff recommends that one direction of siding be utilized for each townhome building, rather
than used together and shown in the attached elevation. Shutters (not shown on the elevations) are proposed in three
different colors in grey, moss green and black, with matching trim colors. Architectural elements such as awnings and a
protracted bay window in contrasting white color are provided to create depth and articulation. The roof is proposed with
architectural shingles.

Since the front 3/4 elevation was only provided for the townhomes, which is acceptable for Preliminary PUD approval,
complete elevations of the townhomes will need to be included within the Final PUD submittal to ensure that the design
complies with the Village’s Design Guidelines that the primary material for residential buildings be at least 60% brick for
each elevation. In addition, no more than two accent materials are permitted, the total of which may not exceed 40% of
the wall area.

In reviewing the preliminary townhome elevation and materials, the Commission should consider the following:

If the proposed brick color is acceptable or if more traditional residential brick color be used.

If the siding orientation (horizontal and vertical) should be consistent on each individual townhome building.

If additional siding coloration be incorporated into the townhome portion of the development to avoid monotony.

Floor Plan: Floor plans were not provided in the petitioner’s submittal.



Bicycle Parking: Bike racks are proposed within each of the three development sections (School District Administration
Building, Building B (Lot 3), and within the townhome development). The bike rack for the commercial retail building is
located within an area that will likely be used for outdoor seating for any drive-thru tenant, and should be relocated to a
more practical location. In addition, the amount of parking does not appear to meet the Village’s requirement of 10
bicycle spaces plus 5% of the amount over 100 vehicle parking spaces. These items can be addressed at the Final PUD
submittal.

The design of the bike racks has not been provided, but will be required at Final PUD.

Trash Enclosure: The School District Administration Building will have a dedicated trash enclosure located southeast of
the building. Retail Building B (Lot 3) will have 2 trash enclosures, one located at the southwest corner of the building and
one located just southeast of the building in the parking lot. Preliminary elevations of the trash enclosure have not been
provided for review. The Commission should consider if the preliminary design should be conducted with the current
Preliminary PUD review or if the final designs can occur at Final PUD review.

Mechanical Units: Mechanical units are not currently shown, but will be required at Final PUD. Rooftop mechanical units
will need to be screened with a parapet wall on all sides and any ground mounted units will need to be screened by
landscaping.

Lighting: A site lighting (photometric) plan is not required for Preliminary PUD review; however the petitioner had
prepared a lighting plan for staff review. However, the lighting plan used an earlier version of the site plan, as a result,
the plan has not been provided for Commission review. Based on the current site plan, light poles will be installed in the
commercial area, as well as, in the residential area. No other lighting, such as pedestrian-scale light bollards or other
decorative lighting has been identified. The light fixture included with the (outdated) lighting plan utilizes the standard
LED light fixture that is becoming common in many commercial developments. While staff would prefer a more unique
light fixture to further the uniqueness of the proposed development, the light is consistent with many other commercial
developments. However, staff believes a more decorative light pole/fixture befitting the residential character of the
townhome area should be used. The Commission should consider if more unique lighting should be incorporated into the
development. The petitioner will need to provide full lighting details for all light poles/fixtures at the Final PUD submittal.
It was strongly recommended to the petitioner that initial lighting designs for all light fixtures (wall, bollard, pole, etc.) be
provided for the Plan Commission’s consideration of the Preliminary PUD plans.

Landscaping: Canopies trees, including Autumn Blaze Red Maple, Miyabe Maple, Kentucky Coffeetree, Honeylocust,
Chanticlear Pear, Redmond Linden and Regal Elm, are proposed within the right-of-way along Dundee Road. Approval by
the authority having jurisdiction over Dundee Road, the Illinois Department of Transportation, will be required to install
the parkway trees within the right-of-way. The landscape plan includes a notation that parkway trees “to be planted by
the Village”, which will need to be removed prior to Preliminary PUD approval by the Village Board as the petitioner is
responsible for all landscaping installed for the proposed development. While the entirety of the development will receive
new landscaping, there is landscaping islands missing around the Retail Building B, landscaping in provided at the rear of
the building. The Commission should consider if additional planting areas should be provided around the commercial retail
building. In addition, staff recommends the existing, aged landscape island at the eastern entrance drive be updated with
new landscaping to match the proposed development. The Final Landscaping Plan will be prepared at Final PUD.

Parking lot and foundation landscaping includes a combination of ornamental trees, evergreen shrubs, deciduous shrubs,
ornamental grasses and perennials. The stormwater detention basins will be planted with native grass and wildflower
plant species. The existing buffer of trees along the southern property line will remain, although any existing dead or
declining trees will be removed. A comprehensive landscape plan is provided for the townhome portion of the
development and includes a variety of plantings with the interior courtyards between the townhome buildings, as well as,
along the perimeter. In review of the landscaping within the courtyards, shade trees are provided within the southern
courtyards, but not within the northern courtyards, which each courtyard should receive similar treatment of landscaping.

Sidewalk: A 5’ sidewalk currently exists along the Dundee Road frontage of the subject property and is not proposed to
be disturbed during construction. This section of sidewalk is identified in the Village’s Active Transportation plan as a
location that should be widened to 8’. The Plan Commission should consider if the petitioner shall be responsible for
widening the sidewalk to 8’ along the frontage of the subject property in alignment with the Village’s Active
Transportation Plan.

A 5’ carriage sidewalk is proposed alo ng the south side of Jenkins Court, which will not continue the existing road cross-
section of Jenkins Court to the east, which has sidewalks on both sides of the street, separated by a parkway.

Fencing: A 6’ tall board on board fence is proposed along the north side of the residential portion of the development to
provide a solid barrier from the commercial to the north within the PUD. Given the fence will be extremely visible, staff
believes the fence should be a higher quality fence. The Plan Commission should consider if a masonry construction,
decorative metal, or similar, design is more appropriate. Based on the Commission’s direction, the final details of the
fence will then be provided during Final PUD review.

Parking: Parking for the non-residential areas is proposed at a parking ratio of 4 spaces per 1,000 square feet, which
matches the Village’s parking requirement for general retail uses. However, the School District Administration Building
should not be parked at the same retail parking ratio (4 per 1,000), as well as, for the drive-thru space included in Retail
Building B. Staff has recommended the parking requirements per Section 19.11.010 of the Zoning Code be followed. If an



alternate parking ratio is desired, which can be included as a zoning exception within the PUD, a parking study to support
the alternate parking ratio(s) should be provided for Village review (similar to the Westin PUD and Wheeling Town Center
PUD). As of the writing of this report, a parking study was not provided. The Plan Commission should consider the
proposed parking ratio and whether a parking study should be required or whether the reduced parking ratios are
acceptable.

School District Administrative Building: Per Village Code, the School District Administration Building requires
parking at a ratio of 6 spaces per 1,000 square feet. As currently proposed, the parking provided does not comply
with the (proposed) reduced parking ratio of 4 spaces per 1,000 square feet.

Floor Area
of Building

(sq. ft.)

Required Parking (6
spaces per 1,000 sq.

ft.)

Required Parking (4
spaces per 1,000 sq.

ft.)

Proposed
Parking

40,500 243 162 103

           

Additional future (land banked) parking of nine spaces is proposed at the northwest corner of the School District
building, which would provide a total of 112 spaces. Staff recommended this 9-space lot be shown as future
parking as the location of the parking is remote from the main parking field and to reduce additional impervious
surface coverage.

Commercial Building:The proposed commercial building on Lot 3 is anticipated to contain a mix of retail uses and a
fast-casual restaurant (a drive-thru at the east end). Village’s parking requirement for a fast-casual restaurant is 1
space per 3 seats, plus 1 space per employee, which ends up requiring more parking than the proposed parking
requirement of 4 spaces per 1,000 sq. ft. Therefore, staff recommends part of Lot 3 and all of Lot 4 be considered
a fast-casual restaurant use when calculating the parking requirements. As noted, the proposed parking ratio used
for the commercial portion of the development is 4 spaces per 1,000 sq. ft. of floor space. As identified on the site
plan, at this proposed ratio, 91 spaces would be required and 90 spaces are provided. Although, the parking
provided is one space short of the reduced parking ratio, there are opportunities to add parking within areas
around the retail building that can be refined at Final PUD review.

Residential Townhomes: The existing portion of Jenkins Court is a public street; however, the new extension of
Jenkins Court as part of this development will be a private street. Guest parking for the townhomes will be
available at the southwest corner of the subdivision, and also immediately off the private road. The proposed
residential development meets the current Village requirements for multi-family parking.

Residential Parking Analysis:

# of
Units

Required Parking (4
spaces/unit – 2

garaged)

Parking Provided
(spaces)

Visitor Parking
Required

(0.4 spaces/unit)

Visitor Parking
Provided
(spaces)

55 220
(110 in garage)

220
 (110 in garage) 22 24

 

Site Furnishings: Details for all site furnishings such as trash cans, benches, planter boxes, bicycle rack, trash
enclosures, etc. will be provided at Final PUD.

Proposed PUD Departures: In conjunction with most Planned Unit Developments, the petitioner requests some form of
code relief from Title 19 (Zoning) and/or Title 17 (Planning, Subdivision, and Developments) in order to provide for a
development of a particular character or layout.  A complete list of the required code relief must be submitted with a Final
PUD plan, while a projection of the code relief is sufficient for a preliminary PUD plan. Staff has requested the petitioner
provide such list, which was not made available as of the writing of this report. However, staff has prepared the following
list of code relief based on the proposed development plans:

The following is a projected list of code relief:

1. Setbacks:

a. MXT R-4 residential calls for 30' setbacks for front, rear and side-yards. The London Crossing Plan provides
setbacks of, 0', 24' and 11' respectively.

b. MXT B-3 general commercial calls for side-yard setbacks of the greater of 15' or the building height (54.67').
The London Crossing Plan provides a side-yard setback of 32'.

2. Parking:

a. MXT B-3 general commercial based on building size calls 162 parking spaces. The London Crossing Plan
provides 112 spaces.

3. Height:



a. MXT R-4 residential calls for a building height limit of 35'. The London Crossing Plan allows for a building
height of 39.1'.

b. MXT B-3 general commercial calls for building height limit of 50'. The London Crossing Plan allows for a
building height of 54.7'.

STANDARDS FOR SPECIAL USE

The petitioner has submitted the following responses to the standards for special use. (Any staff comments follow the
petitioner’s response) 

1. State why the Special Use is necessary for the public convenience at the proposed location.

Petitioner: The property redevelopment will be a benefit to the residents, the neighborhood and the community-at-
large by turning what had been an eyesore into an attractive and vibrant gateway into the Village.

Staff: The proposed development is consistent with the Downtown Station Area Plan (2019), which envisions a
mixed-use development at this location.

2. State how the Special Use will not alter the essential character of the area in which it is to be located. 

Petitioner: The Special Use is consistent with the spirit of the MXT district and delivers a better executed and more
attractive experience for residents and shoppers. 

Staff: The existing character along this portion of Dundee Road is a mixture of commercial, institutional and
residential uses. As a result, the proposed use will not alter the character of the area and will support the vision of
the Downtown Station Area Plan.

3. State how the location and size of the Special Use, the nature and intensity of the operation involved in
or conducted with it, the size of the site in relation to it, and the location of the site with respect to
streets giving access to it will be in harmony with and not impede the normal, appropriate and orderly
development of the district in which it is to be located and the development of surrounding properties.

Petitioner: The location and design of the site with respect to streets giving access to it will be in harmony with and
encourage rather than impede the normal, appropriate and orderly development of the district in which it is to be
located and the development of surrounding properties.

Staff: The proposed use will not impede appropriate development of surrounding properties.

4. State how the location, nature and height of buildings, walls and fences, and the nature and extent of
the landscaping on the site shall be such that the use will not hinder or discourage the appropriate
development and use of adjacent land and buildings, or will not impair the value thereof. 

Petitioner: This development will be a substantial improvement over the prior condition and of the property in terms
of use and aesthetic.  The location, nature and height of buildings, walls and fences, and the nature and extent of the
landscaping on the site shall be such that the appropriate development and use of adjacent land and buildings and
the value thereof will be improved.

Staff: The proposed uses are consistent with the existing adjacent land uses and buildings and would not generate
additional noise, traffic, or trash above that of the surrounding area.

5. State how the parking areas will be of adequate size for the particular use, properly located and
suitably screened from adjacent residential uses, entrance and exit drives shall be laid out so as to
prevent traffic hazards and nuisances and the development will not cause traffic congestion.

Petitioner: Parking areas and counts are sized according to Village standards in conjunction with staff review.  The
development incorporates best practices of urban design and creates a transition from single family detached to
single family attached to commercial.  Under the prior condition there was no transition between single family
detached and commercial.  Traffic patterns are designed to prevent hazards and congestion.

Staff: Staff has recommended the parking requirements of Section 19.11.010 of the Zoning Code be followed. An
alternate parking ratio has been proposed; however, a parking study to support the alternate parking ratio(s) should
be provided for Village review. As of the writing of this report, a parking study was not provided.

6. State how the property in question cannot yield a reasonable return if permitted to be used only under
the conditions allowed by the regulation in that zone. 

Petitioner: The property in question has unfavorable soil conditions and related costs that warrant regulation relief TIF
support.  The setback and height restrictions within the zoning regulations would impede the design aesthetic and
financial viability of the project.

Staff: The proposed use is consistent with the MXT, Transit-Orientated Mixed Use Zoning District and the Downtown
Station Area Plan.



STAFF REVIEW

Fire Department Review: There are outstanding comments from the Fire Department that will need to be
addressed prior to Final PUD approval:

1. Fire hydrants shall be located around the site with spacing not to exceed 300 feet. The current submittal
does not meet this requirement.

2. Fire hydrants shall be provided at the dead end of all drive/parking areas serving the individual townhome
unit structures.

3. The turning radius analysis submitted was performed with the incorrect size apparatus. A new analysis shall
be completed using dimensions for Wheeling apparatus.

Engineering Division Review: There are outstanding comments from the Engineering Division that will need to
be addressed prior to Final PUD approval.

1. The site plan was revised but the overall civil design concept remains the same as from previous submittal.
Comments from the previous Review Memorandum dated 11/10/2020 were not addressed and remain
outstanding, but in the petitioner’s item-by-item response letter to the Village dated 5/10/2021 they
acknowledged previous comments and stated that they would address issues during Final Engineering.
Some items could potentially have an impact on the final plan and/or design as was noted in previous
memo.

Staff Recommended Action: The Commission should consider the following items regarding the proposed
preliminary PUD plans:

1. The School District Administration Building east and west building elevations should incorporate recesses
and/or projections to reduce the large expanses of blank walls facing public areas.

2. The School District Administration Building elevations should be revised to accurately display the full extents
of the proposed building design for each elevation.

3. The use of metal panel systems as the primary material on the commercial building is in contrast with the
Wheeling Design Guidelines. The character of the area shall be considered prior to permitting a primary
material other than brick.

4. If the proposed brick colors for the residential townhomes are acceptable or if more traditional residential
brick color should be used.

5. The siding orientation (horizontal and vertical) of the residential townhomes should be consistent on each
individual townhome building.

6. If additional siding colors should be incorporated into the townhome portion of the development to avoid
monotony.

7. The preliminary designs of the trash enclosures should be conducted at this time with the Preliminary PUD
review or if the final trash enclosure designs can occur at Final PUD review.

8. If more unique lighting should be incorporated into the development.

9. If a more decorative light pole and fixture befitting to the residential character of the townhome area be
selected.

10. If additional planting areas should be provided around the commercial retail building.

11. The widening of the sidewalk to 8’ along the Dundee Road frontage of the subject property in alignment with
the Village’s Active Transportation Plan.

12. The suitability of the proposed 6’ tall board-on-board fence between the townhomes and commercial areas
of the development or if a masonry construction, decorative metal, or similar, fence design is more
appropriate.

13. The determination of a parking study should be required or whether the reduced parking ratios areas are
acceptable for the non-residential portions of the development.

* * * * * *

If the Plan Commission finds that the petitioner has satisfied the requirements for the granting of a Special Use for
Preliminary Planned Unit Development Approval, the appropriate motion would be to:

Recommend approval of Docket No. 2021-25, granting a Special Use Approval for Preliminary Planned Unit
Development (PUD) approval as required in Title 19, Zoning, of the Wheeling Municipal Code, Chapter 19-10 Use
Regulations and associated sections, for the development of a mixed use development (commercial, institutional and



residential), which is zoned MXT, Transit-Orientated Mixed Use Zoning District, for Wingspan Development Group, LLC,
located at 889-903 West Dundee Road, in accordance with the Project Description letter prepared by Wingspan
Development Group, dated 10/20/2020, New Community Service District and Administration Center Elevations prepared
by ARCON, dated 7/13/2021, Wheeling Mixed Use Elevations prepared by Studio 222 Architects, dated 7/12/2021,
Residential Elevations, unknown preparer, received by the Village 10/20/2020, Preliminary Engineering prepared by Cage
Civil Engineering, dated 8/7/2020 (last revised 7/9/2021), London Crossing List of Departures prepared by Wingspan
Development Group, received by the Village 07/21/2021, and Preliminary Landscape Plan prepared by Cage Civil
Engineering, dated 7/31/2020 (last revised 5/7/2021, and subject to the following:

1. The School District Administration Building east and west building elevations shall incorporate recesses and/or
projections to reduce the large expanses of blank walls facing public areas.

2. The School District Administration Building elevations shall be revised to accurately display the full extents of the
proposed building design for each elevation.

3. The primary material on the commercial building shall be brick.

4. A more traditional residential brick color shall be used for the brick for the residential townhomes.

5. The siding orientation (horizontal and vertical) of the residential townhomes shall be consistent on each individual
townhome building.

6. Additional siding colors shall be incorporated into the townhome portion of the development to avoid monotony.

7. The preliminary designs of the trash enclosures shall be submitted at Final PUD.

8. More unique lighting shall be incorporated into the development.

9. More decorative light pole and fixture befitting to the residential character of the townhome shall be selected.

10.  Additional planting areas shall be provided around the commercial retail building.

11. The existing sidewalk along the frontage of the property shall be widened to 8’ in alignment with the Village’s
Active Transportation Plan.

12. The fence between the townhomes and commercial areas of the development shall be of a masonry construction,
decorative metal, or similar.

13. A parking study shall be required for the non-residential portions of the development.

14. All wall mounted light fixtures shall be included in the photometric plan and manufacturer cut sheets for the
fixtures shall be provided at Final PUD.

15. Details for the group mailboxes within the townhome area shall be included within the Final PUD documents for
review.

16. The design of the bike racks shall be included within the Final PUD documents for review.

17. Prior to Preliminary PUD approval by the Village Board, the landscape plan shall be revised to remove the notation
that parkway trees “to be planted by the Village”.

18. The existing, aged landscape island at the eastern entrance drive be updated with new landscaping to match the
proposed development to be shown on the Final Landscape Plan to be included within the Final PUD documents for
review.

19. Additional shade trees shall be provided within the north courtyards of the townhomes to be similar to those
provided within the southern courtyards, which shall be shown on the Final Landscape Plan to be included within
the Final PUD documents for review.

ATTACHMENTS:   

Map Exhibits (Staff)
London Crossing List of Departures prepared by Wingspan Development Group, received by the Village 07/21/2021
Project Description letter prepared by Wingspan Development Group, dated 10/20/2020
New Community Service District and Administration Center Elevations prepared by ARCON, dated 7/13/2021
Wheeling Mixed Use Elevations prepared by Studio 222 Architects, dated 7/12/2021
Residential Elevations, unknown preparer, received by the Village 10/20/2020
Preliminary Engineering prepared by Cage Civil Engineering, dated 8/7/2020 (last revised 7/9/2021)
Preliminary Landscape Plan prepared by Cage Civil Engineering, dated 7/31/2020 (last revised 5/7/2021)



London Crossing Images.pdf (1,091 KB) London Crossing List of Departures.pdf (69 KB)

Project Description Letter 07202021.pdf (1,125 KB)

D21 ADMIN - PLANS_EXT ELEV 07132021.pdf (690 KB)

Commercial Elevations 07122021.pdf (5,507 KB) Residential Elevations 10202020.pdf (824 KB)

London Crossing - Prelim Civil.pdf (2,902 KB) London Crossing - Prelim Landscape.pdf (5,949 KB)

https://go.boarddocs.com/il/vowil/Board.nsf/files/C55RLW6E930C/$file/London%20Crossing%20Images.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C55RMV6EB3D0/$file/London%20Crossing%20List%20of%20Departures.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C55RMG6EA7CB/$file/Project%20Description%20Letter%2007202021.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C55RML6EA9D3/$file/D21%20ADMIN%20-%20PLANS_EXT%20ELEV%2007132021.pdf
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https://go.boarddocs.com/il/vowil/Board.nsf/files/C55RNQ6ED431/$file/London%20Crossing%20-%20Prelim%20Landscape.pdf

