
A G E N D A 

MEETING OF THE PLAN COMMISSION OF THE VILLAGE OF WILLOWBROOK TO BE HELD ON WEDNESDAY, 

DECEMBER 4, 2024 AT 7:00 P.M. AT THE VILLAGE OF WILLOWBROOK COMMUNITY RESOURCE CENTER 

(CRC) BOARDROOM, 825 MIDWAY DRIVE, WILLOWBROOK, ILLINOIS 60527. 

Due to the expiration of the Governor's Disaster Declaration, public participation/comment is 
permitted solely by attending the meeting at 825 Midway Drive. 
 

1. CALL TO ORDER 

2. ROLL CALL 

3. OMNIBUS VOTE AGENDA 

A. Waive Reading of Minutes (APPROVE) 

B. Minutes of November 6, 2024, Plan Commission Regular Meeting 

4. PLAN COMMISSION CONSIDERATION: Zoning Hearing Case 24-10: Consider a petition 
requesting a minor subdivision and zoning variations from Title 9 of the Village Unified 
Development Ordinance to allow the following: 

a. A final plat of subdivision to resubdivide one (1) parcel into two (2) parcels at 5925 
Western Avenue for the Abby Estates Subdivision. 

b. Approval of variations from Title 9 Unified Development Ordinance as part of the 
proposed subdivision. 
 

A.   Public Hearing 

B.   Discussion/Recommendation  

5. VISITOR'S BUSINESS 

6. COMMUNICATIONS 

7. ADJOURNMENT 
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Village of Willowbrook 
Staff Report to the Plan Commission 

 
Public Hearing Date:  December 4, 2024 
 
Prepared By:   Michael Krol, Director of Community Development 
 
Case Title: Zoning Hearing Case No. PC 24-10: Final Plat of Subdivision for Abby 

Estates Subdivision, located at 5925 Western Avenue and consideration 
of zoning variations to the Unified Development Ordinance. 

 
Petitioner: McNaughton Development LLC., 11S220 Jackson Street, Burr Ridge, IL 

60527. 
 
Action Requested: Consideration and recommendation regarding a Final Plat of Subdivision 

for 5925 Western Avenue, Willowbrook, Illinois for a minor subdivision, 
for a lot line adjustment to resubdivide one (1) single-family residential 
parcel into two (2) single-family residential parcels and consideration of 
the following zoning variations:  
1. Section 9-07-03(A) Streets: to leave the existing street, Western 

Avenue as is. 
2. Section 9-07-03(B)(4)(a)(4) to increase the maximum depth to width 

ratio of three to one (3:1) maximum, to allow A 1:3.40 ratio for both 
lots making Lot 1, 82.76 x 281.51 and a Lot 2, 82.76 x 281.53 of the 
proposed subdivision. 

3. Section 9-07-04(D)(1) to eliminate or waive the sidewalk 
requirement from the subdivision proposal as no other properties 
along of Western Avenue in Willowbrook’s jurisdiction have public 
sidewalks. 

 
Location:  5925 Western Avenue, Willowbrook IL 60527 
 
PINs:  09-15-401-005 
 
Existing Zoning:  R-2 Single Family Residence District 
 
Proposed Zoning:  R-2 Single Family Residence District 
 
Property Size:  1.07 acres 
 
Surrounding Land Use:  Use       Zoning 
 North    Single Family Residential    R-2 

East    Single-Family Residential    R-2 
West       Single-Family Residential    R-2 
South           Single-Family Residential    R-2 

 
Necessary Action by   Make either a positive recommendation or negative recommendation to the  
Plan Commission: Mayor and Village Board for the proposed Final Plat of Subdivision and the 

identified zoning variations for the Abby Estates Subdivision. 
A sample motion can be found on page 4.  
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History & Background 
Site Description 

The single lot property is 1.07 total acres and currently zoned R-2 single-family residential district. The 
property was platted in DuPage County as part of The Clarendon Hills Acre Estates Subdivision from 
1923. The lot dimensions are 165.53 wide and 314.53 in depth. The first 33 feet of the existing lot 
include half of Western Avenue, measured at the centerline, which will be dedicated to the Village of 
Willowbrook. 

Exhibit 1: Arial View of the Subject Property 

 
Development Proposal 
The purpose of this meeting and public hearing is to consider a petition requesting a review and 
recommendation of a final plat of subdivision for the Abby Estates Subdivision located at 5925 Western 
Avenue, Willowbrook, Illinois, for a minor subdivision to resubdivide one (1) parcel into a two (2) lot 
subdivision which would carry the same R-2 Single-Family Residence zoning district. 
 
The second request for review and recommendation is approval of the following zoning variations from 
the Unified Development Ordinance (UDO):  
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1. Section 9-07-03(A) Streets: to leave the existing street, Western 
Avenue as is. 

2. Section 9-07-03(B)(4)(a)(4) to increase the maximum depth to width 
ratio of three to one (3:1) maximum, to allow A 3.40:1 ratio for both 
lots making Lot 1, 82.76 x 281.51 and a Lot 2, 82.76 x 281.53 of the 
proposed subdivision. 

3. Section 9-07-04(D)(1) to eliminate or waive the sidewalk 
requirement from the subdivision proposal as no other properties 
along of Western Avenue in Willowbrook’s jurisdiction have public 
sidewalks. 

 
The petitioners, McNaughton Development LLC., Burr Ridge, Illinois are the contract purchasers of the 
property and have submitted a building permit for demolition of the existing house. The proposed plat 
indicates a plan for two single-family homes to be developed. The future homes will be connected to 
Village utilities as required by the UDO. The two proposed lots are almost identical, 82.76 feet of frontage 
along Western Avenue and in lot square footage; Lot 1, 23,292 and Lot 2, 23,295. The watermain is 
located on the west side of Western Avenue and will be extended under Western to serve both homes. 
 
The proposed project will extend the sanitary sewer approximately 60 feet along the frontage 
of proposed Lot 1. The proposed sanitary sewer will be located within a Public Utility and Drainage 
Easement within the front yards of the new lots. The sewer will be owned and maintained by the Flagg 
Creek Water Reclamation District. This sewer extension will meet the requirement of the Village code to 
have sanitary sewer serving all lots within the proposed subdivision.  
 
Section 9-7-03 of the Unified Development Ordinance (UDO) sets forth subdivision standards for streets, 
easements, lots, and public improvements. Two of the requested variations are to leave the existing 
road as is with no changes and to wave the sidewalk requirement along Western Avenue. There are 
currently no sidewalks along Western Avenue within the jurisdiction of Willowbrook, which is the reason 
for the variance request. 
 
Section 9-07-03(B)(4)(a)(4) states the lot dimensions cannot exceed a 3:1 width to depth ratio 
maximum. A variance has been requested to this section to allow a 3.40:1 ratio because the existing lot 
was legally established lot prior to annexation to the Village of Willowbrook and prior to the 
development of the UDO 3:1 lot ratio requirement. 
 
Outlined in Section 9-7-03 of the UDO subdivision code states that the subdivider shall plat and dedicate 
to the Village such streets at the location.  The dedication has been indicated on the final plat of 
subdivision provided, dedicating 33 feet, measured at the Western Avenue centerline, to the Village of 
Willowbrook. While most of the lots in Willowbrook have been subdivided and the roadway’s dedicated, 
there are still several lots throughout the Village of Willowbrook that haven’t been legally dedicated to 
the Village of Willowbrook. The Village already maintains and snowplows Western Avenue, so there will 
be no impact or financial cost to the Village. 
 
Pursuant to the Subdivision Standards and Procedures of the Unified Development Ordinance (UDO), 
the proposed subdivision qualifies as a minor subdivision because the proposal is for under five (5) lots 
and requires final plat approval at a public hearing with Plan Commission review and recommendation 
prior to Village Board consideration. 
 
 
 



Staff Report to the Plan Commission  December 4, 2024                
Final Plat of Subdivision  Michael Krol, Director of Community Development 
And Zoning Variations 
 

4 
 

Staff Analysis 
Appropriateness of Use 
Single-family detached homes are a permitted use in the R-2 zoning district.  The bulk regulations for the 
R-2 district are provided in the chart below.  All two (2) proposed lots meet all the minimum 
requirements of the Willowbrook UDO and will be verified during the permit review process. 
 

 
Bulk Standard 

 
R-2 

Proposed 
  

Variance 

Lot 1 – Vacant  Lot 2 – Vacant 
Lot Area 11,000 sq. ft. 23,292 sq. ft. 23,295 sq. ft. None 
Lot Width 70 ft. 82.76 ft. 82.76 ft. None 
Front Yard 
Setback 

40 ft. 40 ft. 40 ft. None 

Interior Side Yard 
Setback 

8 ft. 8 ft. 8 ft. None 

Exterior Side 
Yard Setback 

40 ft. N/A N/A 
 

None 

Rear Yard 
Setback 

30 ft. 30 ft. 30 ft. None 

Lot Depth N/A 281.49 281.53 None. 
Lot Depth Ratio 3 
to 1 

N/A 3.40 to 1 3.40 to 1 Yes. 

 
Two variation requests are to the subdivision code sections that set forth minimum requirements for 
streets and sidewalks. The subdivision code pertaining to streets is for design and layout standards. 
There are sections for grading, pitch, radii, intersections, location, and arrangements for subdivision 
streets. Since Western Avenue is an existing road, the applicant is requesting a variation to leave the 
road as is and does not propose any changes. The lot line will be moved back 33 feet from the centerline 
of Western Avenue and dedicated to the Village of Willowbrook per the final plat provided. 
 
The applicant is seeking a variation to the sidewalk requirements since there are no sidewalks along 
Western Avenue within the Village of Willowbrook. Similar variation requests have been made over the 
past year to other minor subdivision proposals. Finally, staff has no objection to the lot ratio variance 
requested since the lot was platted in 1923. 
 
Comprehensive Plan/Compatibility 
The Village of WIllowbrook Comprehensive Plan calls for low density residential at a rate of 1-4 dwelling units 
per acre. This proposed subdivision will have a density of approximately two dwelling units per acre, which is 
well within the density limits of the Comprehensive Plan. Another measure of appropriateness is to compare 
the new lot sizes with those that exist in the neighborhood. Surrounding existing lots are zoned R-2 in the 
area to the north, south, and west, of the subject property with similar lot widths and depths. 
 
Easements 
Section 9-7-03(B)(3) of the Village Code includes easement requirements for interior lots within a 
subdivision.  Pursuant to the Subdivision Standards and Procedures, five-foot (5’) interior side yard 
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easements and ten-foot (10’) rear yard easements are required and are reflected in the proposed plat. 
Fifteen foot (15’) front yard easements are included for the sanitary sewer extension. 
 
The Village’s stormwater engineer, Christopher B. Burke Engineering, has made a recommendation of 
approval for the final subdivision plans with utilities and easements as proposed. Flagg Creek Water 
Reclamation District has approved the proposed sanitary sewer extension. Stormwater management and 
grading will be reviewed under the new single-family residential dwelling permits for each lot. 
 
Standards for Review for a Variation (9-9-04) 
The variation process is designed to provide a narrowly circumscribed means by which relief may be 
granted from unforeseen applications of this UDO that create practical difficulties or particular 
hardships. 
 
The Plan Commission shall acknowledge all the standards have been reviewed and shall not 
recommend, and the Village Board shall not grant variations from the regulations of this UDO unless an 
affirmative finding of facts shall be made as to all of the review criteria established below, which findings 
of fact shall be based upon evidence provided by the applicant and the information provided in this 
report. 
 

(1) The property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations of the district in which it is located.  

(2) The proposed variation will not merely serve as a convenience to the applicant but will alleviate 
some demonstrable and unusual hardship which will result if the strict letter of the regulations 
were carried out and which is not generally applicable to property within the same district.  

(3) The alleged hardship has not been created by any person presently having a proprietary interest 
in the premises.  

(4) The proposed variation will not be materially detrimental to the public welfare or injurious to 
other property or improvements in the neighborhood.  

(5) The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the public streets, increase the danger of fire, or endanger 
the public safety.  

(6) The proposed variation will not alter the essential character of the locality.  
(7) The proposed variation is in harmony with the spirit and intent of this UDO. 

 
Staff Summary 
The Community Development Staff has no objection to the proposed subdivision and zoning variance 
requests. The subdivision request complies with the guidelines set forth in the Village’s Comprehensive 
Plan and the newly created lots fully comply with the bulk regulation requirements of the R-2 Zoning 
district in the Village Unified Development Ordinance (UDO). The requested lot configurations should 
have no negative impacts on surrounding land uses.  
 
Staff also supports both variation request to the subdivision code Section 9-07-03 pertaining to streets 
and sidewalks because of the hardship of the existing streets and public sidewalks. 

Staff also supports the variation request to Section 9-07-03(B)(4)(a)(4) to increase the maximum depth 
to width ratio of three to one (3:1) maximum, to allow a 3.40:1 ratio for both lots making Lot 1, 82.76 x 
281.51 and a Lot 2, 82.76 x 281.53 of the proposed subdivision because of the hardship of the legally 
established lot line depth prior to annexation to the Village of Willowbrook. 
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Staff would also recommend reviewing the variation criteria included above staff recommendations 
before considering acceptance. 
 
If additional time or testimony is needed, the Plan Commission may wish to continue this hearing and/or 
consideration the proposed petition. If the Plan Commission’s work is completed, the following sample 
motion is provided for the Plan Commission’s use: 
 
Sample Motion: 
Based on the submitted petition, finding of facts, and testimony presented, I move that the Plan 
Commission recommend to the Village Board, approval of the proposed Final Plat of subdivision for 
5925 Western Avenue, Willowbrook, Illinois for a minor subdivision, for a lot line adjustment to 
resubdivide one (1) Single family residential parcel into two (2) single-family residential parcels and  
consideration of the following zoning variations:  
 

1. Section 9-07-03(A) Streets: to leave the existing street, Western Avenue as is. 
2. Section 9-07-03(B)(4)(a)(4) to increase the maximum depth to width ratio of three to one (3:1) 

maximum, to allow A 1:3.40 ratio for both lots making Lot 1, 82.76 x 281.51 and a Lot 2, 82.76 
x 281.53 of the proposed subdivision. 

3. Section 9-07-04(D)(1) to eliminate or waive the sidewalk requirement from the subdivision 
proposal as no other properties along of Western Avenue in Willowbrook’s jurisdiction have 
public sidewalks. 

 
 
If the Plan Commission wishes to deny the proposed Unified Development Ordinance, staff recommends 
the following sample motion: 
 
Based on the submitted petition and testimony presented, I move that the Plan Commission forward 
a negative recommendation to the Village Board for the proposed Final Plat of subdivision for 5925 
Western Avenue, Willowbrook, Illinois for a minor subdivision, for a lot line adjustment to resubdivide 
one (1) Single family residential parcel into two (2) single-family residential parcels and consideration 
of the following zoning variations:  
 

1. Section 9-07-03(A) Streets: to leave the existing street, Western Avenue as is. 
2. Section 9-07-03(B)(4)(a)(4) to increase the maximum depth to width ratio of three to one (3:1) 

maximum, to allow A 1:3.40 ratio for both lots making Lot 1, 82.76 x 281.51 and a Lot 2, 82.76 x 
281.53 of the proposed subdivision. 

3. Section 9-07-04(D)(1) to eliminate or waive the sidewalk requirement from the subdivision 
proposal as no other properties along of Western Avenue in Willowbrook’s jurisdiction have 
public sidewalks. 
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Documents Attached:  Attachment 1: Public Hearing Notice 
    Attachment 2: Picture of Public Hearing sign 
    Attachment 3:  Legal Description  
    Attachment 4:  Application (2 sheets) 
    Attachment 5: Variation Standards by applicant (2 sheets) 
    Attachment 6: CBBEL Recommendation of Approval (2 sheets) 

Attachment 7:  Final Plat of Abby Estates (11x17) 
Attachment 8:  Geometric & Utility Exhibit (11x17) 
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 Attachment 1 

Notice of Public Hearing (1 Sheet) 
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Attachment 2 

Picture of Public Hearing Sign posted on site 
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Attachment 3 

Legal Description 
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Attachment 4 

Application (2 sheets) 
 

 



Staff Report to the Plan Commission  December 4, 2024                
Final Plat of Subdivision  Michael Krol, Director of Community Development 
And Zoning Variations 
 

12 
 

 
 
 
 
 



Staff Report to the Plan Commission  December 4, 2024                
Final Plat of Subdivision  Michael Krol, Director of Community Development 
And Zoning Variations 
 

13 
 

 
Attachment 5 

Variation Standards (2 pages) 
 

 



Staff Report to the Plan Commission  December 4, 2024                
Final Plat of Subdivision  Michael Krol, Director of Community Development 
And Zoning Variations 
 

14 
 

 

 
 
 
 



Staff Report to the Plan Commission  December 4, 2024                
Final Plat of Subdivision  Michael Krol, Director of Community Development 
And Zoning Variations 
 

15 
 

 
Attachment 6 

CBBEL Recommendation of Approval (2 pages) 
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Attachment 7: 

Final Plat of Abby Estate (2 sheets, 11x17) 
 

Attachment 8: 
Geometric & Utility Exhibit (11x17) 
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