
Agenda Item Details
  

  

  

  

  

  

   

Meeting Jun 23, 2021 - Wheeling Plan Commission Regular Meeting

Category 7. Items for Review

Subject D. Docket No. 2021-15, Special Use to Approve a Preliminary Planned Unit Development for Union
Apartments (231 Wheeling Road)

Type Action

Fiscal Impact No

Budgeted No

Recommended Action Recommend approval of Docket No. 2021-15, 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
53 unit multi-family residential development, located at 231 Wheeling Road, which is zoned MXT,
Transit-Orientated Mixed Use Zoning District, for General Capital Group, located at 231 Wheeling
Road, in accordance with the Project Description letter prepared by General Capital, PUD
Departures List prepared by General Capital (dated 6/1/2021), PUD Union Apartments Drawing
Package, submitted by General Capital (dated 5/10/2021), Site Accessories Booklet, submitted by
General Capital (received by the Village 5/18/2021), and Traffic Impact Study, prepared by KLOA
(dated 5/14/2021), and subject to the following: 
1. All residential access points should include an awning, specifically the south door (nearest to the
playground) which does not include such awning. 
2. The same standing seam metal roof of the primary building shall be used for the carport roofs. 
3. The roof parapet shall screen all mechanical units on the roof.  
4. The details of the retaining wall and fence shall be provided during Final PUD review. 
5. The final details of the sculptural element shall be provided during Final PUD review. 
6. The Landscaping Plan shall be revised so that the summary table matches the plant species
shown on the plans.

PUBLIC HEARING INFORMATION
 
2021-15 – General Capital Group (contact purchaser), 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 53 unit multi-family residential development, located at 231 Wheeling Road,
which is zoned MXT, Transit-Orientated Mixed Use.
 
GENERAL PROPERTY INFORMATION
Applicant: General Capital Group (contact purchaser)
 
Property size: 3.78 acres (proposed building 69,608 sq. ft.)
 
Neighboring Property Land Use(s):

North: Industrial
East: Union Pacific Railroad/Wheeling Town Center
South: Industrial
West: Wheeling Road/ComEd Transmission Facility

 
Existing Use of Property: Vacant Land (former Orange Crush Asphalt)
Existing Zoning: MXT - Transit-Orientated Mixed Use

Comprehensive Plan Designation: Open Space

Zoning History: None

SUMMARY OF REQUEST
The petitioner, General Capital Group (contact purchaser), is seeking Special Use Approval for Preliminary Planned Unit
Development (PUD) approval for the development of a 53 unit multi-family residential development. The petitioner is also
seeking approval of a Preliminary Pat of Subdivision associated with the proposed multi-family development (Docket No. 2021-
23).



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 Planned Unit Development (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.  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)
 
The petitioner has met the level of detail required at preliminary PUD review.
 
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. The following is a projected list of code relief:

1. Reduction in parking stall length to 18.0’ (18.5’ required).
2. Reduction in drive aisle width to 24.0’. (25.5 required)
3. Increased building height to 57’-6” and 4 stories (maximum 35’ or 3 stories required)
4. Reduce the required parking by two spaces.

DESCRIPTION OF PUD PROPOSAL
 
Site Plan: The 4-story, slab-on-grade apartment building will be located on the north end of the property, closest to Catherine
Court, with the proposed storm water detention facility to be located on the south end of the property, which will provide a
natural buffer from the existing industrial uses to the south. The building will be laid out in an “L“-shape orientation, which will
include the main residential entry, leasing office and community space on the ground floor. A second resident entry is located on
the north side of the building. Parking for residents and visitors is provided on three sides of the building (north, east and
west), and an access drive aisle encircles the building. Site amenities include a fenced in playground located south of the
building, an outdoor landscaped pavilion located northwest of the building, a green space area located west of the building and
covered parking spaces.
 
Elevations: The building elevations are provided to describe the proposed building design. The petitioner took direction from
Village staff to use a different architectural style from the recent apartment buildings within the Station Area/Town Center. The
proposed design uses a modern farmhouse aesthetic, with elements such as 12/12 roof pitches, white siding and black windows
to reference traditional Midwest forms. All faces of the building have the same architectural design. At the recommendation of



the Plan Commission and Village staff, balconies with wire railings have been added to provide outdoor space to several of the
units.
 
The building elevations meet the intent of the Village’s Design Guidelines, with the primary building material being brick, carbon
black velour color on the lower half and stone grey klaycot on the upper half. Two different colors of horizontal siding are
provided in evening blue and pearl gray. The projections are highlighted with arctic white fiber cement siding. Architectural
elements such as white metal awnings have been added to the upper windows. A standing seam, bone white metal roof is
proposed with cobblestone grey asphalt shingles. A rooftop parapet with pre-finished grey metal cap has been incorporated into
the building design.
 
All access doors, except the south door which is exit only, are protected with grey metal awnings. Staff has requested awnings
be provided over every residential ingress/egress door way to provide weather protection for the residents and to identify the
access points. The Plan Commission should consider if all residential access points should include an awning, specifically the
south door (nearest to the playground) which does not include such awning.
 
Floor Plan: Floor plans have been included for illustrative purposes to describe the layout of the building. Units will range from
700 S.F. for a typical one‐bedroom plan to 1,200 S.F. for three‐bedroom units. Of the 53 total units, 27 will be 3‐bedroom, 10
units will be 2‐bedroom and 16 units will be 1‐bedroom.
 
Bicycle Parking: Two black powder-coated steel bike racks, capable of holding 7 bikes each, are provided on site. A rack is
located at the northeast corner of the building, near an entrances; the other rack will be located at the southeast corner of the
building. The design of the bike rack is provided in the attached Accessories Booklet, prepared by the petitioner.
 
Trash Enclosure: An external trash enclosure following the architectural style of the main building will be located northeast of
the building and contain gates facing the parking lot. The panels of the trash enclosure will be comprised of heavy duty vinyl.
The design of the trash enclosure is shown in the Accessories Booklet. An interior trash room will also be provided on the first
floor, with access to trash shoots on the second through fourth floors for convenient residential use. The bulk of the trash will be
stored at the external trash area for weekly collection.
 
Mechanical Units: The plan currently shows that mechanical units are visible on the east side of the building. Staff
recommends adding a condition that the new parapet screen the mechanical units on all sides of the building.
 
Lighting: A total of 18 light poles will be installed on the property as shown on the attached lighting plan. Backlight shields are
proposed to prevent light from spilling off-site. Per staff’s request, the developer will install street light poles along Wheeling
Road, since there aren’t currently pedestrian lighting along this section of Wheeling Road. Upon installation, the street light
poles will be maintained by the Village. Additional lighting will be provided under the covered parking stalls as well as
pedestrian lighting around the building using bollards. Light fixtures will be installed on each façade to provide accent lighting
on the building, which will also provide sufficient lighting for residents to enter and exit the building.
 
Landscaping: Canopies trees, including Greenspire Littleleaf Linden and American Hornbeam, are proposed around the
perimeter of the site. Street trees are shown along Wheeling Road, however, these parkway trees will not be installed by the
developer since the Village is in the process of developing a full street section upgrade to Wheeling Road. If the developer were
to install the parkway trees, they would be removed during the street improvements.  A pedestrian crossing is proposed near
the main resident entrance to cross the parking lot in order to reach the sidewalk. Due to the change in elevation from the site
to the roadway, 8 steps will be necessary to reach the public sidewalk. While a public sidewalk and street lighting does not
currently exist to the north or south of the property, the Village plans for roadway improvements in the future that will
incorporate these elements.
 
Parking lot and foundation landscaping includes a combination of ornamental trees, evergreen shrubs, ornamental grasses,
perennials and ornamental grasses. A focal element has been incorporated at the northwest corner of the building, which
consists of a circular seating area, brick pavers, landscaping, (additional site furniture is illustrated in the attached Accessories
Booklet) and a sculptural element (final design will be determined and provided to the Plan Commission during Final PUD
review). A second green space area is located west of the building and contains a semi-circle design of landscaping as well as
grass. The stormwater detention basin will be located on the southern portion of the property to be planted with native grass
and wildflower plant species.
 
The plant species listed on the plant schedule does not reflect the species shown on the Landscape Plan. The Landscape Plan
shall be revised so that the summary table matches the plant species shown on the plans.
 
 
Fencing: As requested by the Village Board during concept review, a retaining wall with a 6’ tall decorative fence will be located
along the east property boundary to provide a barrier between the apartment development and the adjacent railroad. Details of
the retaining wall and fence have not been provided with the preliminary PUD plans; however, final details can be addressed
during Final PUD review. Black, metal decorative fencing is also proposed around the playground. Landscaping will also be
provided along the fence. Details of the playground and fence are provided in the attached Accessories Booklet.
 
Parking/Access: Access to the development will be provided via an existing driveway on Wheeling Road, the existing south
driveway will remain and the northern driveway along Wheeling Road will be removed. A cross access to Catherine Court will



provide a second means of vehicular access. The total parking proposed will be 120 spaces, one short of the Village Code
requirements. The petitioner is seeking a waiver to reduce the required parking by two parking spaces (the PUD plans are
deficient by one space).
 
Parking Analysis:

 1 Bedroom
Units

2 & 3 Bedroom
Units

Visitor Parking  (10% of
total parking required –
110 spaces required)

Total Parking
Spaces

Required
Number of Units 14 39   
Parking Ratio
(spaces per Unit) 1.7 2.2   

 24 86 11 121
 
Fifty-four (54) of the parking spaces will be covered by carports on the east side of the building, which complies with the
number of covered parking spaces required by the Zoning Code. The carports will have flat tops and be constructed from
rollformed 29 gauge steel panels and beams. Staff recommends using the same standing seam metal roof material of the
primary building for the carport roofs to provide consistency between the carports and the main apartment building. The Plan
Commission should consider if the same standing-seam roof of the primary building shall be used for the carport roofs.

Trash Receptacles: In addition to the interior trash room and exterior trash enclosure, black metal trash receptacles will be
located throughout the site (see additional detail in the attached Accessories Booklet).
 
Traffic Impact Study: A Traffic Impact Study was conducted by Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for the
proposed development. The purpose of the study was to examine background traffic conditions, assess the impact that the
proposed development will have on traffic conditions in the area, and determine if any roadway or access improvements are
necessary to accommodate traffic generated. Results indicated that under Year 2027 total projected conditions, the
intersections studied (Wheeling Road/Catherine Court, Dundee Road/Wheeling Road, Hintz Road/Wheeling Road) have sufficient
reserve capacity to accommodate the traffic projected to be generated by the development and no roadway improvements
and/or traffic modifications are required. For the access on Wheeling Road, it was determined that neither a left-turn lane nor a
right-turn lane is warranted on Wheeling Road to serve this access drive. A copy of the full study is attached.
 
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 proposed project will provide high-quality affordable housing within walking distance of the train station and
commercial development of Wheeling Town Center. Our market study analyst has confirmed a significant unmet demand for
affordable workforce housing in the Village of Wheeling.
 
Staff: The proposed development is consistent with the Downtown Station Area Plan (2019), which encourages expansion of
the Village center to occur to the west onto vacant and under-utilized land.

 

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

Petitioner: The proposed project will enhance the Village's intent of creating a pedestrian-oriented Village Center with
residential development within walking distance of transit, shopping, entertainment and amenities. The overall character of
the neighborhood will not be negatively affected by the proposed use, rather, the project will transform a vacant, former
industrial use to a vibrant residential community.
 
Staff: The existing character along this portion of Wheeling Road is a mixture of office and industrial uses, with the Town
Center and Heritage Park/Community Center to the east. As a result, the proposed use will not alter 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 nature and intensity of the proposed operation, a residential community and associated amenities, is of an
appropriate size and scale so as to be in harmony with surrounding properties. The developer has engaged a traffic study
that demonstrates no negative impact on the surrounding street network.
 
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: The proposed project has been designed so that the nature and height of buildings, fences and landscaping is
appropriate for the neighborhood and consistent with other high quality developments in the area. The proposed project will
not impair the value of surrounding properties, rather the project will enhance the area and provide an impetus for
additional development.
 
Staff: The proposed use will occur entirely inside the existing building space and would not generate additional noise,
traffic, trash typical 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 has been designed in smaller parking areas surrounding the building, rather than one large parking lot.
The proposed layout has been modified to reflect the input of the Village fire department to ensure adequate access to all
sides of the building. The proposed carports are placed behind the building to screen them from public view. Visitors to the
site will have safe and convenient access from both Wheeling Road and Catherine Court.
 
Staff: Residential and quest parking at the subject site is adequate, and vehicular access to the site has been located to
prevent traffic hazards.

 

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 proposed project is required to go through the PUD approval process because the property is larger than two
acres. The project requires only minimal variations from the zoning code including the width of parking lot drive aisles, the
depth of parking spaces, building height and number of parking spaces. The requested variations are required to yield a
reasonable return based on the high cost of construction and environmental remediation activities that must take place on
the site. None of the requested departures will have a negative impact on surrounding properties.
 
Staff: The proposed use is consistent with the MXT, Transit-Orientated Mixed Use and the Downtown Station Area Plan.

 
STAFF REVIEW
 
Fire Department Review:  There are no additional comments regarding the Preliminary PUD.
 
Engineering Division Review: There are no additional comments regarding the Preliminary PUD.
 
Staff Recommended Action: Staff recommends approval of the Special Use for Preliminary Planned Unit Development
Approval located at 231 Wheeling Road, subject to the following:
 

1. The Plan Commission to consider if all residential access points should include an awning, specifically the south door
(nearest to the playground) which does not include such awning.

2. The Plan Commission to consider if the same standing seam metal roof of the primary building should be used for the
carport roofs.

 
* * * * * *
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. 2021-15, 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 53 unit multi-family residential development, located at 231 Wheeling Road, which is zoned
MXT, Transit-Orientated Mixed Use Zoning District, for General Capital Group, located at 231 Wheeling Road, in accordance with
the Project Description letter prepared by General Capital, PUD Departures List prepared by General Capital (dated 6/1/2021),
PUD Union Apartments Drawing Package, submitted by General Capital (dated 5/10/2021), Site Accessories Booklet, submitted
by General Capital (received by the Village 5/18/2021), and Traffic Impact Study, prepared by KLOA (dated 5/14/2021), and
subject to the following:

1. All residential access points should include an awning, specifically the south door (nearest to the playground) which does
not include such awning.

2. The same standing seam metal roof of the primary building shall be used for the carport roofs.
3. The roof parapet shall screen all mechanical units on the roof.



4. The details of the retaining wall and fence shall be provided during Final PUD review.
5. The final details of the sculptural element shall be provided during Final PUD review.
6. The Landscaping Plan shall be revised so that the summary table matches the plant species shown on the plans.

ATTACHMENTS:   
Map Exhibits (Staff)
Project Description letter prepared by General Capital
PUD Departures List prepared by General Capital (dated 6/1/2021)
PUD Union Apartments Drawing Package, submitted by General Capital (dated 5/10/2021)
Site Accessories Booklet, submitted by General Capital (received by the Village 5/18/2021)
Traffic Impact Study, prepared by KLOA (dated 5/14/2021)

Union Apt Images.pdf (954 KB) Union Apartments Project Narrative.pdf (168 KB)

PUD Departures Letter UNION APTS General Capital.pdf (233 KB)

04 - Union Apartments - PUD Drawing Package 05-10-21 Updated 6162021.pdf (64,340 KB)

03 - Union Apartments - Site Accessories Booklet 05-10-21.pdf (7,479 KB)

05 - Union Apartments - Traffic Impact Study 05-14-21.pdf (5,165 KB)

https://go.boarddocs.com/il/vowil/Board.nsf/files/C42TZV71B8AB/$file/Union%20Apt%20Images.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C42TZX71BF95/$file/Union%20Apartments%20Project%20Narrative.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C42U2Q71D6A3/$file/PUD%20Departures%20Letter%20UNION%20APTS%20General%20Capital.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C42U2L71C7D1/$file/04%20-%20Union%20Apartments%20-%20PUD%20Drawing%20Package%2005-10-21%20Updated%206162021.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C42U2N71D686/$file/03%20-%20Union%20Apartments%20-%20Site%20Accessories%20Booklet%2005-10-21.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/C42U2471C4E7/$file/05%20-%20Union%20Apartments%20-%20Traffic%20Impact%20Study%2005-14-21.pdf

