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The Village of Lake Villa 
 

Plan Commission – Special Meeting Agenda 
Thursday, February 8, 2024 

Village Hall, 65 Cedar Avenue 
 

7:00 pm  
 
 

1. Call to Order & Roll Call 
 

2. Pledge of Allegiance  
 

3. Approval: Minutes of November 11, 2023 Plan Commission Meeting 
 

4. Approval:  Final Planned Development Approval for the Starling Senior Loft Apartments 
(0 Deep Lake Road)  
 

5. Conceptual Review:  Proposed Development at 801 Tower Drive 
 

6. Public Comment 
 

7. Adjournment 
 

 
 
 
 
 
 
 
Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in this 
meeting, or who have questions regarding the accessibility of the meeting or the facilities, are required to contact Village Hall at 
(847) 356-6100 promptly to allow the Village to make reasonable accommodations for those persons. 



The Village of Lake Villa 
Plan Commission Meeting 

DRAFT Proceedings of the November 14, 2023 
Plan Commission Meeting – Village Hall 
65 Cedar Avenue, Lake Villa, IL 60046 

 
1. CALL TO ORDER AND ROLL CALL 
 
A Meeting of the Plan Commission of the Village of Lake Villa was held on November 14, 
2023, at the Village Hall, 65 Cedar Ave., and was called to order by Plan Commission 
Chairman Craig Kressner at 7:00 pm.  

 
Present:   Commissioners: Craig Kressner, Jerry Coia, Dan Lincoln, Jake 

Cramond, Tracy Lucas, Steve Smart 
Absent: Commissioners: Mary Meyer 
Also Present: Village Administrator Michael Strong; Village Attorney Rebecca 

Bateman; Scott Goldstein, Teska; Assistant to the Village 
Administrator Jacob Litz  

 
2. PLEDGE OF ALLEGIENCE 

 
3. APPROVAL OF MINUTES 

 
Commissioner Coia made a motion to approve the minutes of the October 19, 2023 
Plan Commission meeting. The motion was seconded by Commissioner Smart and 
approved unanimously by voice vote.  
 
4. DISCUSSION: Mixed-Use and Downtown Development 
 
Village Administrator Michael Strong introduced the Mixed-Use Downtown Development 
presentation for the evening and introduced Scott Goldstein from Teska. He overviewed 
several mixed-use examples, he then overviewed the downtown site within the Village 
that would fit some of the concepts he presented. The Plan Commission discussed 
several of the concepts presented.  
 
5. DISCUSSION: Zoning Approaches to Mixed-Use Development 
 
Village Planner Scott Goldstein continued the previous discussion and turned the 
conversation towards various zoning approaches. He detailed several possible options 
and opportunities to look at. The group came to a consensus that within the CBD, a 
Conditional Use Permit should be applied to use, setback, and height. Within the SB 
and CB, the group came to a consensus that residential be allowed on the second floor 
and above as a Conditional Use. In the SB, the group came to a consensus to bring the 
parking minimums to a lower capacity. The group came to a consensus to allow limited 
retail in UR4. Additionally, the group came to a consensus to change townhomes to 40 
feet or 3 stories and apartment to 50 feet or 4 stories.  
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6. DISCUSSION: Bulk Standards Relative to Commercial/Industrial Zones 
 
Village Administrator Mike Strong presented an overview relative to bulk standards in 
commercial/industrial zones. He stated current setbacks for LI and LI-2 and stated it may 
make sense to allow for furthering buffering and allow for a 50 feet setback. The group 
agreed with the suggested change to the buffering in this area.  
 
7. DISCUSSION: Modified Shipping Containers  
 
Village Administrator Mike Strong presented an overview regarding modified shipping 
containers. He presented several other communities with definitions for the modified 
shipping containers. Industrial Uses were considered as an appropriate location for 
modified shipping containers. There was discussion regarding these modified shipping 
containers being used a inhabited spaces. Mr. Strong stated that he would bring back 
some draft language to the group based on the discussion.  
 
8. PUBLIC COMMENT 
 
There was no public comment.  
 
9. ADJOURNMENT 
 
With there being no further business Chairman Kressner asked for a motion to adjourn. 
Commissioner Smart made a motion to adjourn, seconded by Commissioner Coia. The 
motion was approved unanimously by voice vote at 9:22 p.m.  
 
Respectfully submitted, 
Jacob Litz, Assistant to the Village Administrator 
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DATE: February 1, 2024 
 
TO: Chairman Craig Kressner and Members of the Plan Commission 
 
FROM: Michael Strong, Village Administrator 
 
RE: 0 Deep Lake Road – Starling Senior Apartments Development   
 
 

Property Owner Property Location Zoning District 
Home State Bank N.A. 
40 Grant Street 
Crystal Lake, IL 60014 

0 Deep Lake Road – Vacant 
Lot south of Tower Crossing 
(the “Subject Property”) 

Suburban Business 
SB 

 
Applicant: Lincoln Avenue Capital, LLC 
  c/o Hume An, Vice President and Regional Project Partner 
  3048 Mary Kay Lane 
  Glenview, IL 60026 
 
Representatives:   Hume An, Vice President and Regional Project Partner (Developer) 
   
Requested Action(s) 

1. Final Approval for Rezoning to UR4 and Conditional Use Permit for Elderly Housing 
2. Final Plat Approval for Phase 3 of the Lake Tower Crossing Planned Development 

 
Project Background and Summary 
The Subject Property, located in the Tower 
Crossing Development at the southwest corner 
of the Deep Lake Road and Grass Lake Road, is 
comprised of a 5-acre undeveloped site with no 
current access to Tower Drive (north) or Deep 
Lake Road (east). The property is currently 
zoned Suburban Business (SB).  
 
The Applicant is proposing a three-story, 40-unit 
senior apartment building on the Subject 
Property. The Preliminary PUD for the Property 
was approved on March 20, 2023 as 2023-03-
03. 
 
The final plans have not changed and the 
PC/ZBA’s recommendations were incorporated 
into the site documents. The PCZBA’s review of 
the Final PUD is to verify conformance with the 
Preliminary PUD as provided in the 
Attachments. 
 

  Map source:  Lake County GIS 
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Staff Analysis – Final Plat and PUD for 0 Deep Lake Road – Please reference to the attached 
documents as reference. 
 
The request for rezoning and amendment to existing conditional use permit was preliminary 
approved by the Village Board on March 20, 2023 via Ordinance 2023-03-03. As stated in the 
Village’s Zoning Code, within one year of approval of the Preliminary Plan/Plat, the applicant shall 
file for approval of a PUD Final Plan/Plat covering all or part of the approved PUD Preliminary 
Plan/Plat. The Final Plan shall be in substantial compliance with the Preliminary PUD (i.e. the 
number of units has not increased, the height of the buildings has not been increased, building 
materials are the same or of equal quality and the general quantities and quality of the landscaping 
material is the same, and any changes tot eh final engineering do not alter the general design 
characteristics of the Preliminary Plan/PUD). The review of the Final Plat/PUD for the PCZBA 
shall stay within the parameters of the above intentions of the Village’s Zoning Code.  
 
The Preliminary Plat/PUD approval for 0 Deep Lake Road indicated the following conditions for 
Final PUD approval. 
 

1. Recording of permanent access easement to provide Development access for ingress and 
egress to and from Tower Road.  

2. Inclusion of all necessary stormwater management facilities and all sanitary sewer and 
water system improvements required for the Development.  

3. Necessary permits from the Village, CLCJAWA, Lake County Public Works, for water and 
sewer service to the Development shall be secured. Permits have been submitted to 
LCDOT, IEPA for review. Approvals will be conditioned up review and permit 
approvals from necessary agencies.  

 
On November 28, 2023 the Applicant filed plans for Final PUD Final Plan/Plat approval as the 
developer of the subject property. Revisions, pursuant to comments provided by Village 
Consultants, were received by the Village on January 16, 2024. The final submittal provided the 
items required and outlined in the Preliminary PUD for the Final PUD, along with substantially 
addressing revision comments by Village Consultants. Generally, there are no major changes 
that are proposed from the approved Preliminary PUD to the submitted Final PUD. Below 
represent current open comments relative to the Developer’s submitted Final Plan/Plat: 
 
Planning and Plat Comments: 

• No open and/or major comments that need to be addressed.  
 
Engineering Comments: 

• The Village Engineer noted that adjustments are still needed on the final plans to 
address the water main location, material details and specifications, and utility 
connections. The Village Engineer will be meeting with Manhard to go over the 
deficiencies and ensure that open issues are addressed on final plans prior to permit 
issuance.  

 
Fire District Comments: 

• No open and/or major comments that need to be addressed.  
 
Landscaping/Signage Comments: 
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• The Village Planner noted that there are additional tree replacements needed for trees 
that will be removed along the access drive west of the water tower. The Developer’s 
final landscape plan should include those required replacements, which shall be located 
east of the new sidewalk to provide screening to the Water Tower. 

• The Developer has not submitted any plans for their proposed monument sign, 
elevations and details relative to signage shall be submitted to the Village Planner for 
review and approval prior to permits being issued for any signage.  

 
Stormwater Comments: 

• No open and/or major comments that need to be addressed.  
 
Action Requested 
As the Final PUD and Plat Application, and associated documents are substantially conforming 
to the Preliminary PUD, staff is recommending approval of the Final PUD for 0 Deep Lake Road 
with the following conditions: 
 

1. The Developer provide and/or apply for all necessary permits/approvals from the Village, 
CLCJAWA, Lake County Public Works, for utilities, sidewalks/pedestrian paths located in 
Lake County right-of-way.  

2. Address any additional outstanding issues as noted in final review comment letters 
issued by the Village Planner, Village Engineer, and Village Stormwater Engineer. The 
remaining comments must be addressed prior to the issuance of Site Development or 
Building permits for the project.  

 
A draft motion has been included in your packet for consideration during the February 8, 2024 
meeting. 
 
Attachments 
  Exhibit 1 – Complete Plan Submittal Set (Recent Rev. 1/16/2024) 
  Exhibit 2 – Draft Motion Including Findings of Fact 
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MANAGEMENT REPORT 
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STARLING SENIOR APARTMENTS 
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SANTA MONICA, CALIFORNIA 90401 
 

 
PREPARED BY: 
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STORMWATER MANAGEMENT SUMMARY 

 
INTRODUCTION 
The proposed Starling Senior Apartments site is +/- 5.21 acres located at 0 Deep Lake Road in Lake Villa, 

Illinois. The proposed development includes more than one (1) acre of new impervious surface as well as more 

than three (3) acres of hydrologically disturbed area and is therefore a Regulated Development and subject to 

the Lake County Watershed Development Ordinance. These improvements will consist of the construction of a 

residential building with its associated car parking, grading and paving activities, installation of underground 

utilities, and soil erosion control measures. Stormwater Management was previously provided for the developed 

area north of the site, refer to WT Group Storm Management Report. Stormwater management for the proposed 

improvements will be provided through storm sewers and an on-site basin, providing detention per the new 

Bulletin 75 rainfall data. HydraFlow calculations were performed to determine release rates and stormwater 

facility volumes.  

 

PROJECT DESCRIPTION 
The project is located near the southwest corner of Grass Lake Road and Deep Lake Road intersection in the 

Village of Lake Villa, Illinois. The site is in Section 28, Township 46 North, and Range 10 East. It is bordered 

on the west by a neighborhood, to the north by the Lake House Restaurant and Water Tower, to the east by Deep 

Lake Road, and to the south by an existing detention basin. This project will be served by a proposed wetland 

bottom detention basin. 

 
 
EXISTING CONDITIONS  
The project area’s existing conditions consist of an undeveloped open lot with grass, trees, and brush throughout. 

The existing hydrologic soil group rating for the site is Type C soil throughout the entire site. Please see the 

attached Hydrologic Soil Survey Exhibit from the USDA NRCS for reference. There are no existing offsite areas 

tributary directly to our site therefore no offsite detention will be required. The onsite drainage is through sheet 

flow from the northeast area of the site to the existing detention basin south of the site or to a swale along the 

west and east of the site that drains to the basin. The site is free of floodplain, but a wetland has been identified 

off-site to the south. Please see the attached National Wetlands Map for reference. 

 
 
PROPOSED CONDITIONS 
4.10 acres of the properties hydrologically disturbed area is tributary to the proposed onsite detention basin, 

while the remaining 0.47 acres of hydrologically disturbed area is undetained.  The combined area's were used 

to determine the allowable and design release rates. The proposed 2.6 ac-ft detention pond, with a NWL of 
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790.25 and HWL of 798.25, is sized to accommodate the entire tributary area of 4.10 acres. The calculated curve 

number for the proposed disturbed area is 87 which was derived assuming Type D soils. Please see the attached 

curve number calculations for reference. The calculations used to size the proposed detention basins were done 

using a 0.15 cubic feet per second per acre release rate for the 100-year storm and 0.04 cubic feet per second per 

acre release rate for the 2-year storm. Hydraflow Hydrographs hydraulic modeling software and Bulletin 75 

Rainfall Data for Northeast Illinois were used to calculate the required detention volume for the development 

for a 100-year storm. 

 

All required detention and additional information for the project site is detailed in the stormwater calculations 

and exhibits provided. 

 

PROPOSED PEAK FLOW TABLE 

 2-YEAR (CFS) 100-YEAR (CFS) 

Drainage Area- 1 

(Detained) 

0.048 0.263 

Drainage Area- 2 

(Undetained) 

0.117 0.408 

Combined 

Drainage Areas 

0.165 0.671 

Allowable Release 

Rate 

0.183 0.686 

 

 

ENTERPRISE GREEN COMMUNITIES  
The Illinois Housing Development Authority, IHDA, requires that projects must meet all Enterprise Green 

Communities criteria. The Enterprise Green Communities criteria for surface stormwater management is to “treat 

or retain on-site precipitation equivalent to the 60th percentile precipitation event”. This criterion was met by 

keeping most of the site as pervious. Calculations for the Enterprise Green Communities criteria can be found 

below.   

              Required Volume to be Retained Per EGC Criteria: 

 60th Percentile Rainfall = 0.45 inches 

 Total Site Area = 5.21 acres 

 5.21 acres × 0.45 inches = 8,511 cubic feet 
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 Actual Volume Retained: 

 Proposed Curve Number = 86.00 

 Actual Release Rate = 0.78 cfs 

 Total Site Area = 5.21 acres 

 Actual Volume Retained = 8,522 cubic feet 

 

 

  

RUNOFF VOLUME REDUCTION   
Stormwater runoff volume and water quality impairments shall be addressed as part of this redevelopment. In 

the proposed condition, the detention basin provided will include volume below the NWL to provide the runoff 

volume reduction needed for this site. 

 

Per the WDO Runoff Volume Reduction must be met for 0.01-inch for every 1% of impervious coverage on 

site. Per Appendix O and a proposed impervious coverage of 32%, 0.32 in of runoff was rounded up to 0.39 and 

a required RVR volume of 2,371 C.F. was determined, representing 60% of annual rainfall events.    

 

The proposed detention basin has been oversized to hold an RVR volume of 8,522 C.F. When this volume is  

considered against Appendix O, it is determined that the volume will be sufficient for over 95% of annual rainfall 

events. Additionally, a hydrodynamic separator will be added in order to provide extra filtration of stormwater 

particulates. 

 

RVR HIERARCHY IMPLEMENTATION  
A.   There is a wetland buffer on the south end of the site. We will preserve the nearby wetland by not encroaching on 

the buffer and keeping all development outside of the area.  

B.   Impervious areas within the development have been minimized by preserving existing natural drainage ways and 

including as much green space in the design as possible. 

C.   Due to the extra restrictive release rates required by LCSMC and the proposed storage in the detention basin 

compensating for 120% of the disturbed area, the infiltration and storage requirements for this site are exceeded.  

D.   Open channels with native vegetation are utilized to convey stormwater runoff from onsite tributary areas into the 

proposed detention basin. 

E.   A hydrodynamic separator will be added in order to provide extra filtration of stormwater particulates. 

F.   N/A 

G.   N/A 

H.   N/A 
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ANALYSIS METHOD 
The procedures and assumptions used for the storm sewer and drainage design elements are listed below. 

• Onsite curve numbers were calculated using 98 for impervious and 74 for pervious areas in the 

predeveloped condition and 80 for pervious areas in the post-developed condition. 

• The CN Exhibit and calculation attached to this report show the proposed CN to be 86. 

• Required detention volume was found using a B-75 nomograph and Hydraflow Hydrographs. 

• RVR and water quality requirements were found using the Lake County Watershed Development 

Ordinance graphs and tables. 

 

SOIL EROSION AND SEDIMENT CONTROL 
Soil erosion and sediment control will be provided to comply with the Lake County Watershed Development and 

Village Standards, including preparation and submittal of a Stormwater Pollution Prevention Plan and SESC plans, 

provided under separate cover. 

 

CONCLUSION 
In our professional opinion the proposed development’s stormwater management system as described in this report 

conforms to the requirements set forth by the Village of Lake Villa Municipal Code. Questions or comments regarding 

this stormwater study and report should be directed to Matt Eagle at (312)824-3819 or by email at 

meagle@manhard.com. 

 

 
Sincerely,  
MANHARD CONSULTING, LTD. 
 
 
 

___________________________  

Matt Eagle, P.E. 
Project Manager  
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TAB 2



X

OTHER:

X

LOCATION: Lake Villa, Illinois DATE: 11/17/2023

COMPOSITE RUNOFF CURVE NUMBER (CN )
PROJECT: Starling Senior Apartments PERMIT NUMBER:

UPSTREAM AREA

CONDITION (SELECT WITH DROP-DOWN)

TYPE OF AREA (SELECT WITH DROP-DOWN)

DETAINED AREA MAJOR STORMWATER SYSTEM

UNRESTRICTED AREA

PROPOSED CONDITION EXISTING CONDITION

RUNOFF CURVE NUMBER

Surface Description Hydrologic Soil Group
(HSG)

CN Area
(acres)

Product
(CN)(Area)

Pervious Surface C 74 5.21 385.54

TOTALS: 5.21 385.54

COMPOSITE RUNOFF CURVE NUMBER

→ Composite CN = 74
Total Area 5.21

Composite CN =
Total Product

=
385.54

 11/14/2023
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X

OTHER:

X

LOCATION: Lake Villa, Illinois DATE: 1/16/2024

COMPOSITE RUNOFF CURVE NUMBER (CN ) DA-1

PROJECT: Starling Senior Apartments PERMIT NUMBER:

UPSTREAM AREA

CONDITION (SELECT WITH DROP-DOWN)

TYPE OF AREA (SELECT WITH DROP-DOWN)

DETAINED AREA MAJOR STORMWATER SYSTEM

UNRESTRICTED AREA

PROPOSED CONDITION EXISTING CONDITION

RUNOFF CURVE NUMBER

Surface Description Hydrologic Soil Group
(HSG)

CN Area
(acres)

2.48 198.40

Product
(CN)(Area)

Impervious Surface N/A 98 1.62 158.76

Pervious Surface D (next higher soil group 
per Lake County WDO)

80

TOTALS: 4.10 357.16

COMPOSITE RUNOFF CURVE NUMBER

→ Composite CN = 87
Total Area 4.10

Composite CN =
Total Product

=
357.16

 1/16/2024



X OTHER:

X

COMPOSITE RUNOFF CURVE NUMBER (CN ) DA-2

PROJECT: Starling Senior Apartments PERMIT NUMBER:

LOCATION: Lake Villa, Illinois DATE: 1/16/2024

TYPE OF AREA (SELECT WITH DROP-DOWN)

DETAINED AREA MAJOR STORMWATER SYSTEM

UNRESTRICTED AREA

UPSTREAM AREA

CONDITION (SELECT WITH DROP-DOWN)

PROPOSED CONDITION EXISTING CONDITION

RUNOFF CURVE NUMBER

Product
(CN)(Area)

Pervious Surface D (next higher soil group 
per Lake County WDO)

80

Surface Description Hydrologic Soil Group
(HSG)

CN Area
(acres)

0.47 37.60

TOTALS: 0.47 37.60

COMPOSITE RUNOFF CURVE NUMBER

→ Composite CN = 80
Total Area 0.47

Composite CN =
Total Product

=
37.60

 1/16/2024



TOTAL DETENTION VOLUME

Total Detention Volume (ac-ft)    2.63

798.00 25183.00 2.48
25584.00 0.15

23611.50 0.54

798.25 25985.00 2.63

20519.00 0.47
797.00 22040.00 1.94

17481.00 0.40
796.00 18998.00 1.47

14587.00 0.33
795.00 15964.00 1.07

11801.50 0.27
794.00 13210.00 0.73

9281.00 0.21
793.00 10393.00 0.46

0.09
6964.00 0.16

792.00 8169.00 0.25

Elevation
(ft)

Area Average Area Increment Volume
(ac-ft)

Cumulative Volume
(ac-ft)(ft²) (ft²)

790.25 4520.00 0.00
5139.50 0.09

791.00 5759.00

Units: ft²

POND / VAULT / SURFACE DETENTION VOLUME

LOCATION: Lake Villa, Illinois DATE: 1/16/2024

DETENTION VOLUME PROVIDED

PROJECT: Starling Senior Apartments PERMIT NUMBER:

AREA UNITS (CHOOSE WITH DROP-DOWN)

 1/16/2024



Weir Spillway Calculatons
Project Description

Crest LengthSolve For

Input Data

cfs3.57Discharge
ft798.50Headwater Elevation
ft798.25Crest Elevation
ft0.00Tailwater Elevation
ft^(1/2)/s2.60Weir Coefficient

0Number Of Contractions

Results

ft11.0Crest Length

ft0.25Headwater Height Above 
Crest

ft-798.25Tailwater Height Above Crest
ft²2.7Flow Area
ft/s1.30Velocity
ft11.5Wetted Perimeter
ft10.98Top Width

Page 1 of 127 Siemon Company Drive Suite 200 W  
Watertown, CT 06795 USA  +1-203-755-1666

1/16/2024

FlowMaster
[10.03.00.03]

Bentley Systems, Inc.  Haestad Methods Solution  
CenterWeir Spillway Calculations.fm8

100-YEAR FLOW FOR 
DETAINED AREA TRIBUTARY 
TO BASIN PER HYDRAFLOW 
CALCULATIONS



1 - DA-1

2 - Pond Route
3 - DA-2

1
Watershed Model Schematic Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023

Project: 2024-01-08 Hydrographs.gpw Tuesday, 01 / 16 / 2024

Hyd. Origin Description

Legend

1 SCS Runoff DA-1
2 Reservoir Pond Route
3 SCS Runoff DA-2



Hydrograph Return Period Recap
2

Hyd. Hydrograph Inflow Peak Outflow (cfs) Hydrograph
No. type hyd(s) Description

(origin) 1-yr 2-yr 3-yr 5-yr 10-yr 25-yr 50-yr 100-yr

1 SCS Runoff ------ ------- 1.188 ------- ------- ------- ------- ------- 3.573 DA-1

2 Reservoir 1 ------- 0.048 ------- ------- ------- ------- ------- 0.263 Pond Route

3 SCS Runoff ------ ------- 0.117 ------- ------- ------- ------- ------- 0.408 DA-2

Proj. file: 2024-01-08 Hydrographs.gpw Tuesday, 01 / 16 / 2024

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023



Hydrograph Summary Report
3

Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph
No. type flow interval Peak volume hyd(s) elevation strge used Description

(origin) (cfs) (min) (min) (acft) (ft) (acft)

1 SCS Runoff 1.188 2 936 0.679 ------ ------ ------ DA-1

2 Reservoir 0.048 2 1456 0.307 1 793.48 0.630 Pond Route

3 SCS Runoff 0.117 2 936 0.061 ------ ------ ------ DA-2

2024-01-08 Hydrographs.gpw Return Period: 2 Year Tuesday, 01 / 16 / 2024

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023



Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 1
DA-1

Hydrograph type =  SCS Runoff Peak discharge =  1.188 cfs
Storm frequency =  2 yrs Time to peak =  15.60 hrs
Time interval =  2 min Hyd. volume =  0.679 acft
Drainage area =  4.100 ac Curve number =  87
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  3.34 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs Shape factor =  484
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Precipitation Report
5

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 1
DA-1

Storm Frequency =  2 yrs Time interval =  2 min
Total precip. =  3.3400 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 2
Pond Route

Hydrograph type =  Reservoir Peak discharge =  0.048 cfs
Storm frequency =  2 yrs Time to peak =  24.27 hrs
Time interval =  2 min Hyd. volume =  0.307 acft
Inflow hyd. No. =  1 - DA-1 Max. Elevation =  793.48 ft
Reservoir name =  Pond Max. Storage =  0.630 acft

Storage Indication method used.
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Pond Report 7

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Pond No. 1 -  Pond
Pond Data
Contours -User-defined contour areas. Average end area method used for volume calculation. Begining Elevation = 790.15 ft

Stage / Storage Table
Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (acft) Total storage (acft)

0.00 790.15 01 0.000 0.000
0.75 790.25 4,520 0.039 0.039
1.50 791.00 5,759 0.088 0.127
2.50 792.00 8,169 0.160 0.287
3.50 793.00 10,393 0.213 0.500
4.50 794.00 13,210 0.271 0.771
5.50 795.00 15,964 0.335 1.106
6.50 796.00 18,998 0.401 1.507
7.50 797.00 22,040 0.471 1.979
8.50 798.00 25,183 0.542 2.521
8.75 798.25 25,985 0.147 2.667

Culvert / Orifice Structures Weir Structures

[A] [B] [C] [PrfRsr] [A] [B] [C] [D]
Rise (in) =  1.00 2.00 0.00 0.00
Span (in) =  1.00 2.00 0.00 0.00
No. Barrels =  1 1 0 0
Invert El. (ft) =  790.15 793.75 0.00 0.00
Length (ft) =  0.00 0.00 0.00 0.00
Slope (%) =  0.00 0.00 0.00 n/a
N-Value =  .013 .013 .013 n/a
Orifice Coeff. =  0.60 0.60 0.60 0.60
Multi-Stage =  n/a No No No

Crest Len (ft) =  0.00 0.00 0.00 0.00
Crest El. (ft) =  0.00 0.00 0.00 0.00
Weir Coeff. =  3.33 3.33 3.33 3.33
Weir Type =  --- --- --- ---
Multi-Stage =  No No No No

Exfil.(in/hr) =  0.000 (by Wet area)
TW Elev. (ft) =  0.00

Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control.  Weir risers checked for orifice conditions (ic) and submergence (s).
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 3
DA-2

Hydrograph type =  SCS Runoff Peak discharge =  0.117 cfs
Storm frequency =  2 yrs Time to peak =  15.60 hrs
Time interval =  2 min Hyd. volume =  0.061 acft
Drainage area =  0.470 ac Curve number =  80
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  10.00 min
Total precip. =  3.34 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs Shape factor =  484
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Precipitation Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 3
DA-2

Storm Frequency =  2 yrs Time interval =  2 min
Total precip. =  3.3400 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs
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Hydrograph Summary Report
10

Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph
No. type flow interval Peak volume hyd(s) elevation strge used Description

(origin) (cfs) (min) (min) (acft) (ft) (acft)

1 SCS Runoff 3.573 2 936 2.334 ------ ------ ------ DA-1

2 Reservoir 0.263 2 1454 1.442 1 797.22 2.10 Pond Route

3 SCS Runoff 0.408 2 936 0.249 ------ ------ ------ DA-2

2024-01-08 Hydrographs.gpw Return Period: 100 Year Tuesday, 01 / 16 / 2024

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023



Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 1
DA-1

Hydrograph type =  SCS Runoff Peak discharge =  3.573 cfs
Storm frequency =  100 yrs Time to peak =  15.60 hrs
Time interval =  2 min Hyd. volume =  2.334 acft
Drainage area =  4.100 ac Curve number =  87
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  15.00 min
Total precip. =  8.57 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs Shape factor =  484
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Precipitation Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 1
DA-1

Storm Frequency =  100 yrs Time interval =  2 min
Total precip. =  8.5700 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 2
Pond Route

Hydrograph type =  Reservoir Peak discharge =  0.263 cfs
Storm frequency =  100 yrs Time to peak =  24.23 hrs
Time interval =  2 min Hyd. volume =  1.442 acft
Inflow hyd. No. =  1 - DA-1 Max. Elevation =  797.22 ft
Reservoir name =  Pond Max. Storage =  2.097 acft

Storage Indication method used.
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 3
DA-2

Hydrograph type =  SCS Runoff Peak discharge =  0.408 cfs
Storm frequency =  100 yrs Time to peak =  15.60 hrs
Time interval =  2 min Hyd. volume =  0.249 acft
Drainage area =  0.470 ac Curve number =  80
Basin Slope =  0.0 % Hydraulic length =  0 ft
Tc method =  User Time of conc. (Tc) =  10.00 min
Total precip. =  8.57 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs Shape factor =  484
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2023 Tuesday, 01 / 16 / 2024

Hyd. No. 3
DA-2

Storm Frequency =  100 yrs Time interval =  2 min
Total precip. =  8.5700 in Distribution =  Huff-3rd
Storm duration =  24.00 hrs
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LAKE COUNTY WATERSHED DEVELOPMENT ORDINANCE O-1

Runoff Volume Reduction

 



PROJECT:

LOCATION:

ft2

ft2

ft

ft

ft

ft

ft

ft3

STORAGE VOLUME

1.00 x VA

0.50 x 0.25 x VB

VOLUME CONTROL BMP STORAGE CALCULATION - BIORETENTION FACILITY

Starling Senior Apartments PERMIT NUMBER:

Surface Storage, VA
1                          

Soil Media Mix, VB

Lake Villa, Illinois DATE: 11/27/2023

VOLUME TYPE POROSITY

12351

8522

VB

VC 0

VD

VTOTAL
0.20

2906

VA

Surface Storage Depth, DA 1.00

Hardwood Mulch 0.00

Coarse Aggregate (Above Invert) Depth, DC 0.00

Coarse Aggregate (Below Invert) Depth, DD

Soil Media Mix Depth, DB

Coarse Aggregate (Above Invert), VC

Coarse Aggregate (Below Invert), VD

Elevation

3713

1.00

4.25

4,520                  

BMP Surface Elevation, A2 789             2,906                  

Size
BMP Highwater Elevation, A1 790             

ac Impervious
ac-ft 0 ac-ft

0.50 x 0.36 x VC

0.36 x VD

Groundwater Elevation

Actual Separation 783.00

Underdrain Invert 787

Bottom of BMP 783

Required Separation

 11/27/2023

NONE ENCOUNTERED 
IN BASIN BORING
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Profile Report
Engineering Profile - INL 10- FES (2023-11-09 StormCAD.stsw)
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Station (ft)

E
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n 
(f

t)

CB-2 (ST)
Rim: 801.91 ft
Invert: 791.70 ft

INL-7 (ST)
Rim: 804.35 ft
Invert: 799.50 ft

INL-10 (ST)
Rim: 804.35 ft
Invert: 801.00 ft

INL-9 (ST)
Rim: 804.35 ft
Invert: 800.50 ft

INL-6 (ST)
Rim: 804.35 ft
Invert: 799.00 ft

INL-8 (ST)
Rim: 804.36 ft
Invert: 800.00 ft

MH-3 (ST)
Rim: 804.62 ft
Invert: 792.36 ft

MH-4 (ST)
Rim: 805.12 ft
Invert: 797.54 ft

MH-5 (ST)
Rim: 805.61 ft
Invert: 798.22 ft

CDS WATER QUALITY STRUCTURE (ST)
Rim: 799.45 ft
Invert: 790.53 ft

CB-1 (ST)
Rim: 801.90 ft
Invert: 790.65 ft

FES (ST)
Rim: 792.58 ft
Invert: 790.25 ft

Pipe-10 (ST): 70.0 ft @ 0.010 ft/ftCircle - 15.0 in 

Pipe-9 (ST): 68.5 ft @ 0.010 ft/ftCircle - 15.0 in 
Pipe-8 (ST): 78.0 ft @ 0.010 ft/ftCircle - 12.0 in 

Pipe-3 (1) (ST): 38.5 ft @ 0.007 ft/ftCircle - 24.0 in Pipe-3 (ST): 16.8 ft @ 0.007 ft/ftCircle - 24.0 in  

Pipe-12 (ST): 150.0 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-4 (ST): 50.0 ft @ 0.010 ft/ftCircle - 12.0 in 

Pipe-7 (ST): 50.0 ft @ 0.010 ft/ftCircle - 12.0 in 
Pipe-6 (ST): 50.0 ft @ 0.010 ft/ftCircle - 12.0 in 

Pipe-5 (ST): 50.0 ft @ 0.010 ft/ftCircle - 12.0 in  

Pipe-11 (ST): 132.4 ft @ 0.005 ft/ftCircle - 18.0 in 

Page 1 of 176 Watertown Road, Suite 2D  Thomaston, CT 
06787  USA  +1-203-755-1666

1/16/2024

StormCAD
[10.04.00.158]

Bentley Systems, Inc.  Haestad Methods Solution  
Center2023-11-09 StormCAD.stsw

SIZED FOR 100-YEAR STORM



Profile Report
Engineering Profile - MH 11- FES (2023-11-09 StormCAD.stsw)
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CB-2 (ST)
Rim: 801.91 ft
Invert: 791.70 ft

MH-11 (ST)
Rim: 805.05 ft
Invert: 801.70 ft

CDS WATER QUALITY STRUCTURE (ST)
Rim: 799.45 ft
Invert: 790.53 ft

CB-1 (ST)
Rim: 801.90 ft
Invert: 790.65 ft

FES (ST)
Rim: 792.58 ft
Invert: 790.25 ft

Pipe-16 (ST): 120.5 ft @ 0.035 ft/ft

Circle - 12.0 in 

Pipe-3 (1) (ST): 38.5 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-3 (ST): 16.8 ft @ 0.007 ft/ftCircle - 24.0 in  

Pipe-12 (ST): 150.0 ft @ 0.007 ft/ftCircle - 24.0 in 
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06787  USA  +1-203-755-1666
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StormCAD
[10.04.00.158]
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Profile Report
Engineering Profile - MH 15- FES (2023-11-09 StormCAD.stsw)
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MH-15 (ST)
Rim: 805.05 ft
Invert: 801.70 ft

CDS WATER QUALITY STRUCTURE (ST)
Rim: 799.45 ft
Invert: 790.53 ft

CB-1 (ST)
Rim: 801.90 ft
Invert: 790.65 ft

FES (ST)
Rim: 792.58 ft
Invert: 790.25 ft

Pipe-3 (1) (ST): 38.5 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-3 (ST): 16.8 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-14 (ST): 123.1 ft @ 0.030 ft/ft

Circle - 12.0 in 
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Profile Report
Engineering Profile - INL 14- FES (2023-11-09 StormCAD.stsw)
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MH-12 (ST)
Rim: 802.11 ft
Invert: 796.75 ft

MH-13 (ST)
Rim: 803.35 ft
Invert: 800.52 ft

INL-14 (ST)
Rim: 805.36 ft
Invert: 801.00 ft

CDS WATER QUALITY STRUCTURE (ST)
Rim: 799.45 ft
Invert: 790.53 ft

CB-1 (ST)
Rim: 801.90 ft
Invert: 790.65 ft

FES (ST)
Rim: 792.58 ft
Invert: 790.25 ft

Pipe-54 (ST): 48.0 ft @ 0.010 ft/ftCircle - 12.0 in PVC

Pipe-3 (1) (ST): 38.5 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-3 (ST): 16.8 ft @ 0.007 ft/ftCircle - 24.0 in  

Pipe-2 (ST): 111.2 ft @ 0.010 ft/ftCircle - 15.0 in 

Pipe-55 (ST): 110.3 ft @ 0.034 ft/ft

Circle - 12.0 in PVC
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Profile Report
Engineering Profile - H 1- FES (2023-11-09 StormCAD.stsw)
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FES (ST)
Rim: 791.62 ft
Invert: 790.10 ft

H-1
Invert: 790.25 ft

Pipe-53 (ST): 11.1 ft @ 0.005 ft/ftCircle - 12.0 in 
Pipe-52 (ST): 40.7 ft @ 0.002 ft/ft

Circle - 18.0 in 
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Profile Report
Engineering Profile - MH 16- FES (2023-11-09 StormCAD.stsw)
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MH-16 (ST)
Rim: 798.25 ft
Invert: 795.25 ft

CDS WATER QUALITY STRUCTURE (ST)
Rim: 799.45 ft
Invert: 790.53 ft

CB-1 (ST)
Rim: 801.90 ft
Invert: 790.65 ft

CB-2 (ST)
Rim: 801.91 ft
Invert: 791.70 ft

MH-3 (ST)
Rim: 804.62 ft
Invert: 792.36 ft

FES (ST)
Rim: 792.58 ft
Invert: 790.25 ft

Pipe- 17 (ST): 134.0 ft @ 0.022 ft/ft
Circle - 12.0 in 

Pipe-3 (1) (ST): 38.5 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-3 (ST): 16.8 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-12 (ST): 150.0 ft @ 0.007 ft/ftCircle - 24.0 in 

Pipe-11 (ST): 132.4 ft @ 0.005 ft/ftCircle - 18.0 in 
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Start Node
Invert (Start)

(ft) Stop Node
Invert (Stop)

(ft)

Length 
(Scaled)

(ft)

Slope 
(Calculated)

(ft/ft)
Section 

Type
Diameter

(in)
Manning's 

n
Flow
(cfs)

Velocity
(ft/s)

Depth 
(Out)
(ft)

Capacity 
(Full Flow)

(cfs)

Flow / 
Capacity 
(Design)

(%)

Depth 
(Normal) / 

Rise
(%)

INL-6 (ST) 799 MH-5 (ST) 798.22 78 0.01 Circle 12 0.013 2.95 5.07 0.79 3.56 82.8 69.4
MH-5 (ST) 798.22 MH-4 (ST) 797.54 68.4 0.01 Circle 15 0.013 3.82 5.48 0.89 6.46 59.1 55.3
INL-14 (ST) 801 MH-13 (ST) 800.52 48 0.01 Circle 12 0.013 0.34 2.87 0.35 3.56 9.6 21
MH-4 (ST) 797.54 MH-3 (ST) 796.84 70 0.01 Circle 15 0.013 4.8 5.76 0.8 6.46 74.3 64.2

MH-11 (ST) 801.7 CB-2 (ST) 797.48 120.4 0.035 Circle 12 0.013 0.64 5.37 0.21 6.67 9.6 21
MH-15 (ST) 801.7 CB-1 (ST) 798.01 123 0.03 Circle 12 0.013 0.49 4.68 0.19 6.17 7.9 19
MH-3 (ST) 792.36 CB-2 (ST) 791.7 132.4 0.005 Circle 18 0.013 6.86 4.76 1.2 7.42 92.6 76
INL-9 (ST) 800.5 INL-8 (ST) 800 50 0.01 Circle 12 0.013 0.97 3.86 0.52 3.56 27.2 35.7
INL-8 (ST) 800 INL-7 (ST) 799.5 50 0.01 Circle 12 0.013 1.48 4.32 0.6 3.56 41.5 44.9
INL-7 (ST) 799.5 INL-6 (ST) 799 50 0.01 Circle 12 0.013 1.97 4.65 0.74 3.56 55.3 53.1

INL-10 (ST) 801 INL-9 (ST) 800.5 50 0.01 Circle 12 0.013 0.5 3.2 0.41 3.56 14 25.3
MH-13 (ST) 800.52 MH-12 (ST) 796.75 110.3 0.034 Circle 12 0.013 0.69 5.43 0.96 6.59 10.4 21.8
MH-12 (ST) 796.75 CB-1 (ST) 795.64 111.2 0.01 Circle 15 0.013 5.58 5.92 0.9 6.46 86.5 71.8
CB-2 (ST) 791.7 CB-1 (ST) 790.65 150 0.007 Circle 24 0.013 11.24 6.28 1.75 18.93 59.4 55.5

CB-1 (ST) 790.65

CDS WATER 
QUALITY 

STRUCTURE (ST) 790.53 16.8 0.007 Circle 24 0.013 20.41 6.82 1.74 19.1 106.9 90.6
CDS WATER 

QUALITY 
STRUCTURE 

(ST) 790.53 FES (ST) 790.25 38.4 0.007 Circle 24 0.013 20.41 6.9 1.62 19.23 106.2 89.2
H-1 790.25 OCS (ST) 790.15 40.7 0.002 Circle 18 0.013 2.94 3.04 0.85 5.21 56.4 53.8

OCS (ST) 790.15 FES (ST) 790.1 11.1 0.005 Circle 12 0.013 2.94 3.74 0.74 2.39 122.8 (N/A)
MH-16 (ST) 795.25 MH-3 (ST) 792.36 111 0.022 Circle 12 0.013 1.32 5.55 1.14 5.23 25.3 34.3

Conduit Table



Label
Outflow 
Element

Area (User 
Defined)
(acres)

Runoff 
Coefficient 
(Rational)

Time of 
Concentration

(hours)
Flow (Total Out)

(cfs)
CM-1 INL-10 (ST) 0.09 0.51 0.167 0.5
CM-2 INL-9 (ST) 0.09 0.48 0.167 0.47
CM-3 INL-8 (ST) 0.09 0.52 0.167 0.51
CM-4 INL-7 (ST) 0.09 0.5 0.167 0.49
CM-5 INL-6 (ST) 0.18 0.5 0.167 0.98
CM-6 MH-5 (ST) 0.14 0.57 0.167 0.87
CM-7 MH-4 (ST) 0.11 0.82 0.167 0.98
CM-8 MH-3 (ST) 0.1 0.68 0.167 0.74
CM-9 CB-2 (ST) 0.39 0.88 0.167 3.74

CM-10 CB-1 (ST) 0.32 0.89 0.167 3.1
CM-12 MH-11 (ST) 0.1 0.59 0.167 0.64
CM-13 MH-15 (ST) 0.08 0.56 0.167 0.49
CM-14 MH-12 (ST) 0.75 0.6 0.167 4.9
CM-15 MH-13 (ST) 0.05 0.63 0.167 0.34
CM-16 INL-14 (ST) 0.05 0.63 0.167 0.34
CM-17 H-1 0.6 0.45 0.167 2.94
CM-18 MH-16 (ST) 0.27 0.45 0.167 1.32

Catchment Table



TAB 5



TAB 5:  MAINTENANCE AND MONITORING PLAN 

 

The project requires a monitoring and management plan as a condition for issuing a Lake County 
Permit.  The project is subject to performance standards that measure the relative success of the 
stormwater management basin, and best management practices. The project is expected to meet or 
exceed the established goals and performance standards in order for the Village of Lake Villa to 
conclude that the project was successful enough to warrant a finding of compliance.  If compliance is 
not met, corrective maintenance and subsequent monitoring is required to meet the terms and 
conditions of the Lake County Stormwater Permit.   

The success of the project is largely dependent upon required, periodic maintenance during the first 
three years following construction.  The following Maintenance and Monitoring Plan includes a 
schedule describing minimum management requirements for the buffer areas and Volume Control 
Facility, as well as proposed performance standards for this type of project. 

Scheduled maintenance – Stormwater Facilities 

An erosion control consultant will periodically visit the site to monitor the progress and the condition 
of the construction site.  These visits determine what, if any, remedial measures are required and to 
recommend corrective action.  In most cases, these deficiencies are related to the maintenance of the 
project area during construction.  This includes failed silt fence, erosion control blanket, slope gradient, 
water quality, construction practices, and debris.  Site visits will take place weekly during construction 
to determine if erosion control measures are functioning properly and to assess the construction 
practices and the development of cover vegetation.  Recommendation for corrective actions will be 
made, if necessary.  Once construction is complete, maintenance activities will be completed bi-
annually during the growing season (March 1 through October 15).  Site visits during all monitoring 
phases will include written observation and photographs of the following:   

1. Storm sewer Structures:  All storm sewer structures will be monitored for debris and sediment.  
These structures will be maintained as necessary.  This will be especially important during 
construction. 

2. Soil Erosion and Sediment Control Management:  All soil erosion control devices, structures, 
and features will be monitored as described in Table 1.   Each device, structure, or feature will 
be installed per the Soil Erosion and Sediment Control Plan and maintained so that they 
function properly at all times.  Any deficiencies will be corrected immediately. 

Long Term Funding and Maintenance Responsibilities 

The contractor will be responsible for the short- and long-term maintenance and funding of the project. 

Maintenance and Monitoring: Volume Control Facility  

A meander search inventory will be conducted to determine plant species present of the project site.  
The inventory will also identify vegetation cover, abundance, and presence of each species found 
within the basin.  Plant sampling will be conducted bi-annually in May or June and August or 
September following the seeding and planting, and be done once every subsequent year during the 
monitoring period. Photographs will be taken at the time of the sampling to be included in the report. 



An annual monitoring report will be submitted to the Village containing the following information: 

A.  Cover – the amount of ground covered by plantings surrounding the basin 
B. Plant Community List- A list of vegetation in each community type for each quadrant shall be 

provided 
C. Invasive non-native weeds- Invasive, non-native weeds will be monitored and controlled 

mechanically by a variety of methods as applicable.  These include:  hand pulling and 
application of herbicide, or a combination of these methods. 

Monitoring reports and Schedule 

For the first three years, a bi-annual monitoring report based on the above sampling will be submitted 
to the Village by January 31 and July 1 of the following year. 

SUCCESS CRITERIA/ PERFORMANCE STANDARDS 
 
The proposed performance standards for the project are as follows: 
 
1. Cover crop shall be established and consist of 50% aerial coverage over the entire project area within 
3 months of final grading and seeding operations in Year 1. No more than 1.0 square meters in size 
shall be devoid of vegetation during Years 2 and 3. 
 
2. By the end of the third growing season, at least 75% of the native-planted areas must contain native, 
non-invasive perennial species as measured by aerial coverage. The planted area shall exhibit at least 
the following native vegetation at the end of each growing season: Year 1- 10% 
and Year 2- 25%. 
 
3. None of the three most dominant species within the planted areas shall be non-native or invasive 
species at the end of Years 2 and 3, including but not limited to: Cattail (Typha sp.), Reed Canary Grass 
(Phalaris arundinacea), Purple Loosestrife (Lythrum salicaria), Common Reed (Phragmites 
australis), Canada Thistle (Cirsium arvense), Sandbar Willow (Salix exigua), Kentucky Blue Grass 
(Poa pratensis), Sweet Clover (Melilotus sp.), and Teasel (Dipsacus sp.). 
 
Volume Control Facility Long Term Maintenance Plan 
 
Management Activities 
A hired landscape contractor will attempt to control weedy or invasive species within the 
proposed detention basin area. 
 
Yearly maintenance including the following recommendations (native detention basin): 
1.) A high mow (6-8” minimum height) to be completed in May & September over the entire 
prairie area to control Queen Anne’s Lace (Daucus carota), Ragweed (Ambrosia species) 
and other weedy volunteer species. 
 
2.) Spot herbiciding of Reed Canary Grass (Phalaris arundinacea), Common cattails (Typha 
spp) Garlic Mustard (Alliaria petiolata), Crown Vetch (Coronilla spp), Clover (Trifolium 
spp) and other undesirable, non-native vegetation will be completed with an approved aquatic 
herbicide as necessary. 
 



3.) The site should be monitored bi-annually to verify weedy species and recommend 
remedial measures. 
 
4.) Woody species removal, such as Common Buckthorn (Rhamnus cathartica) and 
Honeysuckle (Lonicera spp), will need to be removed and receive a wick herbicide. 
 
Overall Site Maintenance Considerations: 

Cleaning and repairing culverts, outflow pipes, and manholes is to be particularly guarded inasmuch 
as those elements are not visually obvious, as are the surface elements.  If these subsurface elements 
become clogged, then water may flood the pavement surface and may cause extensive erosion damage 
or water flow blockage.  It is therefore stated that the culvert, outlet control pipe, and manhole cleaning 
be made a routine maintenance activity which should be as outlined below, and may also be needed to 
be carried out on an as-needed basis. 

Cost Considerations: 

Maintenance and replacement needs and costs should be part of the economic analysis.  Frequent 
maintenance program work execution will lead to less frequent and less costly long-term maintenance 
and repair, possibly requiring replacement.  The attached maintenance provisions may need to be 
adjusted based on experience recorded over the initial period of occupancy. 

Record Keeping: 

The Property Owner shall maintain separate and distinct records for all tasks performed in association 
with this plan.  The records shall include the dates of maintenance and the specific work performed. 

The following table outlines routing long term maintenance tasks. 

 

ITEM INSPECTION 
FREQUENCY CONCERNS REPAIR WORK 

1.  Storm Inlets/ 
Manholes/Catch Basins Fall/Spring Clogging with leaves/ 

Siltation at Invert 
-Remove Leaves and Debris 
-Remove Silt from manhole 

2.  Storm Lines Fall/Spring Cracked Pipe at Joints/ 
Siltation 

-Remove Inlet/manhole Lids to 
-Visually Inspect Pipes 



3.  Outlet Control 
Structure Quarterly Clogged Restrictor/ 

Reduced Discharge 

-Inspect Restrictor and remove 
debris 
clogging restrictor 
-Monitor discharge during High 
Water 
-Remove sediment build-up 

4.  Detention Pond Fall/Spring Erosion/ Sedimentation 

-Remove siltation at outfalls 
-Re-seed yearly if needed 
-Remove floating debris and 
hydrocarbons. 
-Inspect for invasive vegetation 

-Remove invasive vegetation 

5.  Culvert/Swale Outfalls 

 

 

Yearly 

 

 

Siltation/Erosion 

-Remove Sediment 
-Provide Additional Rip Rap 
-Re-seed/Provide Permanent 
Blanket 

6.  Overflow Weir 
Structures Yearly Erosion -Re-Stabilize Overflow 

-Provide Permanent Blanket 

 

PROPERTY OWNER RESPONSIBILITIES: 

1. The items listed above are the stormwater maintenance plan responsibilities of the Property 
Owner. 

2. Seeding, planting, plumbing repair, etc. will be subcontracted on an as needed basis. 
 

 

 

 

 



US ARMY CORPS OF ENGINEERS (USACE) 
REGULATORY PROGRAM 

APPROVED JURISDICTIONAL DETERMINATION FORM (INTERIM) 
2023 RULE 

 
OMB Control Number: 0710-0024 

Expiration Date: 09/30/2023 
AGENCY DISCLOSURE NOTICE 
 
The public reporting burden for this collection of information, 0710-0024, is estimated to average 4 hours per response, 
including the time for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, 
and completing and reviewing the collection of information. Send comments regarding the burden estimate or burden 
reduction suggestions to the Department of Defense, Washington Headquarters Services, at whs.mc-alex.esd.mbx.dd-
dod-information-collections@mail.mil. Respondents should be aware that notwithstanding any other provision of law, no 
person shall be subject to any penalty for failing to comply with a collection of information if it does not display a currently 
valid OMB control number.  
 

 
I. ADMINISTRATIVE INFORMATION1 

Completion Date of Approved Jurisdictional Determination (AJD):  
ORM Project Name: Southwest Deep Lake Rd & Grass Lake Rd 
ORM Identification Number: LRC-2019-00883 
☐  Other sites (e.g., offsite mitigation sites, disposal sites or other review areas, etc.) are associated with 

this action and are recorded on a different jurisdictional determination (JD) form(s).  
Associated JD Names and Numbers: N/A  

Review Area Location: State/Territory: IL City:  Lake Villa 
County/Parish/Borough: Lake County 
Center Coordinates of Review Area: Latitude: 42.43977°N, Longitude: -88.06395°W 
Limits of review area: See Attached Map  

 
II. SUMMARY2 

Check all that apply. At least one box from the following list MUST be selected. Complete the 
corresponding tables in Section III., summarize data sources in Section IV., and attach completed 
Appendices A and/or B when specified. 

 The review area is comprised entirely of dry land (i.e., there are no waters such as streams, rivers, 
wetlands, lakes, ponds, tidal waters, ditches, and the like in the entire review area). Rationale: Provide 
Rationale for Dry Land Determination  

 There are “navigable waters of the United States” within Rivers and Harbors Act jurisdiction within the 
review area (complete the table in Section III.A.).  

 There are “waters of the United States” within Clean Water Act jurisdiction within the review area 
(complete appropriate tables in Section III.B. and complete and attach appendices as appropriate).  

 Potentially jurisdictional waters and/or features were assessed within the review area and determined to 
be non-jurisdictional (complete appropriate tables in Section III.C. and complete and attach appendices as 
appropriate).  

  

 
1 The final rule “Revised Definition of ‘Waters of the United States’” (2023 Rule) was published in the Federal Register on 
18 January 2023 and the effective date is 20 March 2023. See 
https://www.federalregister.gov/documents/2023/01/18/2022-28595/revised-definition-of-waters-of-the-united-states. 
2 Map(s)/figure(s) or descriptions of the review area and any jurisdictional waters are attached to the AJD provided to the 
requestor. 
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III. FINDINGS IN THE REVIEW AREA 

A. Jurisdictional under the Rivers and Harbors Act of 18993 (Section 10)4 
 

Section 10 Waters 
Section 10 water name Section 10 size in 

review area 
Type of Section 10 water 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 

B. Jurisdictional under the Clean Water Act  
 

Paragraph (a)(1) waters:5 Waters which are: (i) Currently used, or were used in the past, or 
may be susceptible to use in interstate or foreign commerce, including all waters which are 
subject to the ebb and flow of the tide (Traditional Navigable Waters); (ii) The territorial seas; or 
(iii) Interstate waters, including interstate wetlands 
(a)(1) water name (a)(1) size in review 

area 
Type of paragraph (a)(1) water 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 
Paragraph (a)(2) waters: Impoundments of waters otherwise defined as waters of the United 
States under this definition, other than impoundments of waters identified under paragraph 
(a)(5) 
(a)(2) water name (a)(2) size in review 

area 
Type of paragraph (a)(2) water 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 
Paragraph (a)(3) waters: Tributaries of waters identified in paragraph (a)(1) or (2): (i) That are 
relatively permanent, standing or continuously flowing bodies of water; or (ii) That either alone or 

 
3 If the navigable water of the United States is not subject to the ebb and flow of the tide and not included on the district’s 
list of Rivers and Harbors Act (RHA) Section 10 navigable waters of the United States list do NOT use this form to make a 
report of findings to support a determination that the water is a navigable water of the United States. The district must 
follow the procedure outlined in 33 CFR part 329.14 to make a determination that water is a navigable water of the United 
States subject to Section 10 of the Rivers and Harbors Act. 
4 USACE has authority under both Section 9 and Section 10 of the Rivers and Harbors Act of 1899 but for convenience, in 
this AJD form, jurisdiction under RHA will be referred to as Section 10.   
5 A stand-alone TNW determination for a water that is not subject to Section 9 or 10 of RHA is completed independently of 
a request for an AJD. A stand-alone TNW determination is conducted for a specific segment of river or stream or other 
type of waterbody, such as a lake, where upstream or downstream limits or lake borders are established. A stand-alone 
TNW determination should be completed following applicable guidance and should NOT be documented on the AJD 
Form. 
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in combination with similarly situated waters in the region, significantly affect the chemical, 
physical, or biological integrity of waters identified in paragraph (a)(1) 
(a)(3) water name (a)(3) size in review 

area 
Type of paragraph (a)(3) water 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 
Paragraph (a)(4) waters: Wetlands adjacent to the following waters: (i) Waters identified in 
paragraph (a)(1); or (ii) Relatively permanent, standing or continuously flowing bodies of water 
identified in paragraph (a)(2) or (a)(3)(i) and with a continuous surface connection to those 
waters; or (iii) Waters identified in paragraph (a)(2) or (3) when the wetlands either alone or in 
combination with similarly situated waters in the region, significantly affect the chemical, 
physical, or biological integrity of waters identified in paragraph (a)(1) 
(a)(4) water name (a)(4) size in review 

area 
Adjacency criteria 

 Wetland 1 (2023)  1.19 acres Water enters the subject wetland from east 
under Deep Lake Road, flows into the subject 
wetland, continues west under Painted Lake 
Boulevard, and into the wetland complex 
bisected by Sequoit Creek, which flows into the 
Fox River (TNW). 

Type of paragraph 
(a)(4) water 

 (a)(4)(ii) Adjacent Wetland, Meets Relatively Permanent Standard (Section 404 Only) 

 Rationale for determination: Wetland 1 has a discrete surface hydrologic connection to a 
downstream (a)(1) water. 
 
 
 
Paragraph (a)(5) waters: Intrastate lakes and ponds, streams, or wetlands not identified in 
paragraphs (a)(1) through (4): (i) That are relatively permanent, standing or continuously flowing 
bodies of water with a continuous surface connection to the waters identified in paragraph (a)(1) 
or (a)(3)(i); or (ii) That either alone or in combination with similarly situated waters in the region, 
significantly affect the chemical, physical, or biological integrity of waters identified in paragraph 
(a)(1)6 
(a)(5) water name (a)(5) size in review 

area 
Type of paragraph (a)(5) water 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 
 
  

 
6 In implementing the significant nexus standard, the agencies generally intend to analyze waters under paragraph (a)(5) 
individually to determine if they significantly affect the chemical, physical, or biological integrity of a paragraph (a)(1) 
water. 
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C. Waters or features that are not jurisdictional under the Clean Water Act  

 
Waters analyzed under paragraph (a)(3)(ii), (a)(4)(iii), or (a)(5)(ii) and determined non-
jurisdictional: Tributaries of waters identified in paragraph (a)(1) or (2); and/or wetlands 
adjacent to waters identified in paragraph (a)(2) or (3); and/or intrastate lakes and ponds, 
streams, or wetlands not identified as (a)(1) through (4) waters; that either alone or in 
combination with similarly situated waters in the region, do not significantly affect the chemical, 
physical, or biological integrity of waters identified in paragraph (a)(1) 
Water name Water size in review 

area 
Type of water for which significant nexus was 
not met 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 
(b)(1)-(b)(8) Excluded Features7 
Excluded feature 
name 

Excluded feature size 
in review area 

Exclusion8 

 N/A  N/A  N/A 
 Rationale for determination: N/A 
 
 
 
IV. SUPPORTING INFORMATION 

A. Paragraph (a)(1) water that is outside the review area:  
a. Provide the name of the paragraph (a)(1) water: Fox River. 
b. Type of paragraph (a)(1) water: Section 10 
c. Provide the rationale for jurisdiction of the paragraph (a)(1) water: The Fox River is on the 

Districts List of Section 10 Waterways. 
 

B. Significant nexus analyses 
☐  Appendix A is attached and includes the significant nexus analysis for any waters in the review area that 

were evaluated under paragraph (a)(3)(ii) and/or paragraph (a)(4)(iii). 
☐  Appendix B is attached and includes the significant nexus analyses for any waters in the review area 

that were evaluated under paragraph (a)(5)(ii). 
☐ There are no waters in the review area that require evaluation under the significant nexus standard. 

Therefore, neither Appendix A nor Appendix B are included with this form 
 

 
7 Transient features on the landscape that are difficult to document due to their non-permanent nature, such as rills and 
gullies, may not be specifically identified on the AJD form unless a requestor specifically asks a USACE district to do so. 
USACE districts may, in case-by-case instances, elect to document any such feature on a case-by-case basis, such as 
when the feature is relevant to analysis of the jurisdictional status of another water. 
8 Note the full text of the exclusions for (b)(1)-(6) and (b)(8) are included in the dropdown list, while the text for the (b)(7) 
exclusion is truncated due to space limitations. The full text of the (b)(7) exclusion is as follows: (b)(7) Waterfilled 
depressions created in dry land incidental to construction activity and pits excavated in dry land for the purpose of 
obtaining fill, sand, or gravel unless and until the construction or excavation operation is abandoned and the resulting 
body of water meets the definition of waters of the United States. 
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C. Data, models, and other relevant methods Select/enter all resources that were used to support this 
determination and include data/maps and/or references/citations in the administrative record, as 
appropriate.  

 
x Aquatic resources delineation submitted by, or on behalf of, the requestor: Wetland Delineation Report 
dated November 22, 2022, prepared by GRWA, Inc. 

The aquatic resources delineation submitted by or on behalf of the requestor is sufficient for purposes 
of this AJD Yes  
Rationale: The submitted report is partially sufficient for the purposes of this AJD, and required a field 

verification of jurisdiction and boundaries flagged by GRWA, Inc. 
☐ Aquatic resources delineation prepared by the USACE:  Title(s) and Date(s) 
☐ Wetland field data sheets prepared by the USACE: Title(s) and Date(s) 
☐ OHWM data sheets prepared by the USACE:  Title(s) and Date(s) 
x USACE site visit: Date(s) of site visit(s): March 23, 2023 site visit by USACE 
x Previous Jurisdictional Determinations (AJDs or PJDs) addressing the same (or portions of the same) 
review area: LRC-2019-883, wetland was found to be jurisdictional under the 2019 NWPR. 
☐ Photographs: Source(s), Title(s) and Date(s) 
x Aerial Imagery: Historic Aerial and Topo Review.  1920-1958 Topos show intermittent tributary bisecting 
wetland in review. 
☐ LiDAR: Source(s), Title(s) and Date(s) 
☐ USDA NRCS Soil Survey: Title(s) and Date(s) 
☐ USFWS NWI maps: Title(s) and Date(s) 
☐ USGS topographic maps: Title(s) and Date(s) 
☐ USGS NHD data/maps: Title(s) and Date(s) 
☐ USGS Dynamic Surface Water Extent: Title(s) and Date(s) 
☐ Section 10 navigability resource used:  Title(s) and Date(s) 

 
Other data sources or models used to aid in this determination:  
 
Data source or model (Select) Name, date, and other relevant information 
 USGS Sources  N/A 
 USEPA Sources  N/A 
 USDA Sources9  N/A 
 NOAA Sources  N/A 
 USACE Sources  N/A 
 State/Local/Tribal Sources  N/A 
 Other Sources  N/A 
 
 

D. Additional comments to support AJD: Site visit on March 23, 2023 to document water flow into site 
and continuing west into Sequoit Creek. 

 
9 Including Certified Wetland Determination from the NRCS. 



 DEPARTMENT OF THE ARMY 
 CHICAGO DISTRICT, CORPS OF ENGINEERS 
 231 SOUTH LA SALLE STREET 
 CHICAGO, ILLINOIS 60604-1437 
    REPLY TO 

    ATTENTION OF:  

 
 
 

March 29, 2023 
Operations Division 
Regulatory Branch 
LRC-2019-00883 
 
SUBJECT:  Jurisdictional Determination for the Proposed Home State Bank Site, Located 
Southwest of Grass Lake Road & Deep Lake Road in Lake Villa, Lake County, Illinois (Latitude 
42.43977, Longitude -88.06395) 
 
David Kerth 
Home State Bank N.A. 
40 Grant Street 
Crystal Lake, Illinois 60014 
 
Dear Mr. Kerth: 
 

This is in response to your request that the U.S. Army Corps of Engineers complete a 
jurisdictional determination for the above-referenced site submitted on your behalf by Gary R. 
Weber Associates, Inc. (GRWA).  The subject project has been assigned number LRC-2019-
00883.  Please reference this number in all future correspondence concerning this project. 
 

Following a review of the information you submitted, this office has determined that the 
subject property contains "waters of the United States".     

 
Wetland 1 has been determined to be under the jurisdiction of this office and therefore, 

subject to Federal regulation.   
 
This office concurs with the submitted wetland delineation and wetland boundaries at the 

subject site.  In the event an application is submitted for work within jurisdictional areas, a 
survey of the wetland boundary(s) stamped by a professional surveyor shall accompany the 
approved wetland delineation. 
 

For a detailed description of our determination please refer to the enclosed decision 
document.  This determination covers only your project as depicted in the Wetland Delineation 
Report dated November 22, 2022, prepared by GRWA, Inc. 
 

This determination is valid for a period of five (5) years from the date of the letter, unless 
new information warrants revision of the determination before the expiration date or a District 
Commander has identified, after public notice and comment, that specific geographic areas with 
rapidly changing environmental conditions merit re-verification on a more frequent basis. 
 
 
 



This letter is considered an approved jurisdictional determination for your subject site.  If 
you object to this determination, you may appeal, according to 33 CFR Part 331.  Enclosed you 
will find a Notification of Appeal Process (NAP) fact sheet and a Request for Appeal (RFA) 
form.  If you request to appeal the above determination, you must submit a completed RFA form 
to the Great Lakes/Ohio River Division Office at the following address: 
 

Regulatory Appeals Review Officer 
US Army Corps of Engineers 
Great Lakes and Ohio River Division 
550 Main Street, Room 10-714 
Cincinnati, Ohio 45202-3222 
Phone: (513) 684-2699 Fax: (513) 684-2460 

 
In order to be accepted, your RFA must be complete, meet the criteria for appeal and be 

received by the Division Office within sixty (60) days of the date of the NAP, which is May 27, 
2023.  If you concur with the determination in this letter, submittal of the RFA form to the 
Division office is not necessary. 
 

This determination has been conducted to identify the limits of the Corps Clean Water 
Act jurisdiction for the particular site identified in this request.  This determination may not be 
valid for the wetland conservation provisions of the Food Security Act of 1985, as amended.  If 
you or your tenant are USDA program participants, or anticipate participation in USDA 
programs, you should request a certified wetland determination from the local office of the 
Natural Resources Conservation Service prior to starting work. 
 

It is your responsibility to obtain any required state, county, or local approvals for 
impacts to wetland areas not under the Department of the Army jurisdiction.  For projects in 
unincorporated areas of Lake County, please contact Lake County Planning, Building and 
Development at (847) 377-2600.  For projects in incorporated areas of Lake County, please 
contact the Lake County Stormwater Management Commission at (847) 377-7700. 
 

Pursuant to Section 404 of the Clean Water Act, the U.S. Army Corps of Engineers 
regulates the discharge of dredged or fill material into waters of the United States, including 
wetlands.  A Department of the Army permit is required for any proposed work involving the 
discharge of dredged or fill material within the jurisdiction of this office.  To initiate the permit 
process, please submit a joint permit application form along with detailed plans of the proposed 
work.  Information concerning our program, including the application form and an application 
checklist, can be found at and downloaded from our website: 
http://www.lrc.usace.army.mil/Missions/Regulatory.aspx 

 
 
 
 
 
 

 

http://www.lrc.usace.army.mil/Missions/Regulatory.aspx


If you have any questions, please contact Mr. Michael J. Machalek of my staff by 
telephone at (312) 846-5534 or email at Mike.J.Machalek@usace.army.mil. 
 

Sincerely, 
 
 
 
 
Michael J. Machalek 
Senior Project Manager 
Regulatory Branch 

 
Enclosures 
 
Copy Furnished w/out Enclosures 
 
Lake County Stormwater Management Commission (Brian Frank) 
Lake County Planning, Building and Development Department (Eric Steffen) 
GRWA, Inc. (Ellen Raimondi) 



   
 

   
 

 
 
 
 
 
 
November 14, 2022 
 
 
Lisa Pajon 
Natural Resources Consultant 
402 W. Liberty Drive 
Wheaton, IL 60187 
 
RE: Grass Lake Rd & Deep Lake Rd ment 

Consultation Program  
EcoCAT Review #2306326 
Lake County  

 
Dear Mrs. Pajon: 
 
The Department has received your submission for this project for the purposes of consultation 
pursuant to the Illinois Endangered Species Protection Act [520 ILCS 10/11], the Illinois Natural 
Areas Preservation Act [525 ILCS 30/17], and Title 17 Illinois Administrative Code Part 1075. 
 
The proposed action consists of the construction of a development with associated stormwater and 
utilities (42.440°, -88.069°). 
 
The Illinois Natural Heritage Database shows the following protected resources may be in the 
vicinity of the project location: 
 
Illinois Natural Areas Inventory (INAI) Sites 

Deep Lake   
Loon Lake    
Sun Lake     
 
Illinois Nature Preserves Commission Lands   
Sun Lake Nature Preserve 

 
State Threatened or Endangered Species 
Blanding's Turtle (Emydoidea blandingii)     
King Rail (Rallus elegans)    
Least Bittern (Ixobrychus exilis) 
  
Due to the project scope and proximity to protected resources the Department recommends the 
following actions be taken to avoid adversely impacting listed species in the vicinity of the project: 
 
Deep Lake INAI, Loon Lake INAI, Sun Lake INAI, & Sun Lake Nature Preserve  
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The Department has determined adverse impacts to these protected natural areas are unlikely. 
 
Blanding's Turtle 
To avoid adverse impacts to Blanding’s Turtles, the Department recommends the following: 

• All on-site personnel should be educated about this species and be instructed to stop work 
immediately and contact the Department (Brad Semel, Natural Heritage Division, 815-675-
2386 ext. 216) if they are encountered in the project area. Fliers with photos of adult and 
juvenile Blanding’s turtles, and life-history information, should be distributed to personnel.   

• Exclusionary fencing should be installed around the work area, or at a minimum, to 
partition off any wetland areas before the active season (March 1st - November 1st). 
Exclusionary fencing should be trenched into the ground (a minimum of 4 inches) and 
inspected daily for Blanding’s turtles. Fencing should be installed with turn-arounds at 
open ends and at any access openings needed in the fencing, in order to redirect animals 
away from openings.  

• Excavations should be inspected daily for trapped wildlife and safely covered overnight. 
Soil or other potential turtle nesting medium stockpiles should also have exclusionary 
fencing installed around the perimeter to discourage turtle nesting and potential harm.     

• A permanent exclusionary barrier between any wetlands and the project site should be 
incorporated into project plans to prevent turtles from entering areas where they may be 
adversely impacted by daily activity. The barrier should include turn-arounds where 
needed and be trenched into the soil a minimum of 4 inches. 

• If erosion control blanket is to be used, the Department also recommends that wildlife-
friendly plastic-free blanket be used around wetlands and adjacent to natural areas, if not 
feasible to implement project wide, to prevent the entanglement of native wildlife. 

 
King Rail & Least Bittern 
To avoid adverse impacts to King Rail and Least Bittern, the Department recommends the 
following: 

• A 50-foot buffer should be maintained on all wetlands. 
• When feasible, work near wetlands should be avoided between April 1st and September 

30th to avoid the prime nesting and fledging season for these protected bird species. 
• Any required night lighting should follow International Dark-Sky Association (IDA) 

guidance to minimize the effect of light pollution on wildlife; including shielding fixtures 
so no light travels upward, using “warm-white” or filtered LEDs (CCT < 3,000 K) to 
minimize blue emission, and avoiding over-lighting. 

 
Given the above recommendations are adopted the Department has determined that impacts to 
these protected resources are unlikely. The Department has determined impacts to other protected 
resources in the vicinity of the project location are also unlikely. 
 
 In accordance with 17 Ill. Adm. Code 1075.40(h), please notify the Department of your decision 
regarding these recommendations. 
 
Consultation on the part of the Department is closed unless the applicant desires additional 
information or advice related to this proposal.  Consultation for Part 1075 is valid for two years 
unless new information becomes available which was not previously considered; the proposed 
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action is modified; or additional species, essential habitat, or Natural Areas are identified in the 
vicinity.  If the action has not been implemented within two years of the date of this letter, or any 
of the above listed conditions develop, a new consultation is necessary. 
 
The natural resource review reflects the information existing in the Illinois Natural Heritage 
Database at the time of the project submittal and should not be regarded as a final statement on the 
project being considered, nor should it be a substitute for detailed site surveys or field surveys 
required for environmental assessments. If additional protected resources are unexpectedly 
encountered during the project’s implementation, the applicant must comply with the applicable 
statutes and regulations. 
 
This letter does not serve as permission to take any listed or endangered species. As a reminder, 
no take of an endangered species is permitted without an Incidental Take Authorization or the 
required permits. Anyone who takes a listed or endangered species without an Incidental Take 
Authorization or required permit may be subject to criminal and/or civil penalties pursuant to the 
Illinois Endangered Species Act, the Fish and Aquatic Life Act, the Wildlife Code and other 
applicable authority. 
 
The Department also offers the following conservation measures be considered to help protect 
native wildlife and enhance natural areas in the project area: 

• Good housekeeping practices should be implemented and maintained during and after 
construction to prevent trash and other debris from inadvertently blowing or washing into 
nearby natural areas.   

• Post construction invasive species control should be considered, especially near any natural 
areas.   

 
Please contact me with any questions about this review. 
Sincerely,  
 
 
 
Bradley Hayes 
Manager, Impact Assessment Section 
Division of Real Estate Services and Consultation 
Office of Realty & Capital Planning 
Illinois Department of Natural Resources 
One Natural Resources Way 
Springfield, IL 62702 
Bradley.Hayes@Illinois.gov 
Phone: (217) 782-0031 
 



Applicant: IDNR Project Number:

Address:
Contact: Lisa Pajon

402 W. Liberty Drive
Wheaton, IL 60187

Date:
 

Project:
Address:

Grass Lake Rd & Deep Lake Rd
Deep Lake Road, Lake Villa

Description:  Proposed above ground development with associated stormwater and utilities

11/10/2022
2306326Gary R. Weber Associates, Inc.

Natural Resource Review Results
The Illinois Natural Heritage Database shows the following protected resources may be in the vicinity of the 
project location:

Deep Lake INAI Site
Loon Lake INAI Site
Sun Lake INAI Site
Sun Lake Nature Preserve 
Blanding's Turtle (Emydoidea blandingii)
King Rail (Rallus elegans)
Least Bittern (Ixobrychus exilis)

An IDNR staff member will evaluate this information and contact you to request additional information 
or to terminate consultation if adverse effects are unlikely.

Location
The applicant is responsible for the 
accuracy of the location submitted 
for the project.

County: Lake

Township, Range, Section:
46N, 10E, 28

Government Jurisdiction
U.S. Army Corps of Engineers

 

IL Department of Natural Resources 
Contact
Bradley Hayes
217-785-5500
Division of Ecosystems & Environment

Disclaimer

The Illinois Natural Heritage Database cannot provide a conclusive statement on the presence, absence, or 
condition of natural resources in Illinois. This review reflects the information existing in the Database at the time 
of this inquiry, and should not be regarded as a final statement on the site being considered, nor should it be a 
substitute for detailed site surveys or field surveys required for environmental assessments. If additional 
protected resources are encountered during the project’s implementation, compliance with applicable statutes 
and regulations is required.
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Terms of Use

By using this website, you acknowledge that you have read and agree to these terms. These terms may be 
revised by IDNR as necessary. If you continue to use the EcoCAT application after we post changes to these 
terms, it will mean that you accept such changes. If at any time you do not accept the Terms of Use, you may not 
continue to use the website.

1. The IDNR EcoCAT website was developed so that units of local government, state agencies and the public 
could request information or begin natural resource consultations on-line for the Illinois Endangered Species 
Protection Act, Illinois Natural Areas Preservation Act, and Illinois Interagency Wetland Policy Act. EcoCAT uses 
databases, Geographic Information System mapping, and a set of programmed decision rules to determine if 
proposed actions are in the vicinity of protected natural resources. By indicating your agreement to the Terms of 
Use for this application, you warrant that you will not use this web site for any other purpose.

2. Unauthorized attempts to upload, download, or change information on this website are strictly prohibited and 
may be punishable under the Computer Fraud and Abuse Act of 1986 and/or the National Information 
Infrastructure Protection Act.

3. IDNR reserves the right to enhance, modify, alter, or suspend the website at any time without notice, or to 
terminate or restrict access.

Security

EcoCAT operates on a state of Illinois computer system. We may use software to monitor traffic and to identify 
unauthorized attempts to upload, download, or change information, to cause harm or otherwise to damage this 
site. Unauthorized attempts to upload, download, or change information on this server is strictly prohibited by law. 

Unauthorized use, tampering with or modification of this system, including supporting hardware or software, may 
subject the violator to criminal and civil penalties. In the event of unauthorized intrusion, all relevant information 
regarding possible violation of law may be provided to law enforcement officials.

Privacy

EcoCAT generates a public record subject to disclosure under the Freedom of Information Act. Otherwise, IDNR 
uses the information submitted to EcoCAT solely for internal tracking purposes.
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WETLAND DELINEATION REPORT 
Grass Lake Rd & Deep Lake Rd – MA2242 

November 21, 2022 
 
Matt Eagle 
Manhard Consulting, Ltd. 
116 W. Illinois Street.  
Chicago, IL 60604 
 
RE:  USFWS Threatened and Endangered Species IPaC Review Summary  

Grass Lake Rd & Deep Lake Rd, Lake Cook County, Illinois 

  
Dear Mr. Eagle, 
 
Gary R. Weber Associates Inc. reviewed the U.S, Fish and Wildlife Information for Planning and Consultation 
(IPaC) website on November 10, 2022 for federally listed threatened and endangered species.  The IPaC 
program utilizes known or expected range of species, as well as additional areas outside of the range in 
which activities may indirectly affect a species. This review represents an informal consultation and further 
coordination with USFWS may be required for a formal consultation.  
 
According to the IPaC consultation, seven (7) species are thought to be present in this location of Lake 
County (see below). Based on the 11/3/2022 site review, potential habitat for these species is not present 
within the project area and therefore would not negatively affect threatened or endangered species. 
 
Site Summary: 

 
The study area (approximately 4.97-acres) consists of a turf field with a lightly a scrub-shrub border to the 
north and east. The field is an elevated building pad that was constructed around 1999. 
 
The vegetated areas are entirely maintained, with mowed turf throughout the main area, and a narrow 
scrub-shrub community at the north boundary. The scrub-shrub consists of a few large trees and dense 
dogwood around the basin.  
 
Habitat and Requirements:  

 
Threatened – Northern long-eared bat (Myotis septentrionalis): No Affect 
 
According to the USFWS guidance, conditions suitable for the Northern long-eared bat (NLEB) includes 
wooded areas characterized by the presence of roosting trees and an herbaceous understory community. 
The bats will spend the summer foraging and roosting before overwintering in caves and mines from late 
October to April. Summer roosting trees required by the bats are characterized by mature trees containing 
potential roosting features (PRF) such as peeling and crevice forming bark, cavities, and dead snags. 
Foraging can occur in a variety of habitats including upland forests, edge habitats, wetlands, riparian 
buffers, and floodplain forests. An open, herbaceous understory is beneficial to supporting insect 
abundance for the bats to feed on.  
 
The current site conditions contain few large trees that contain PRF, however no canopy is present and 
adjacent areas are either paved or maintained turf. These conditions are not suitable as habitat for the 
NLEB. 
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Endangered – Piping Plover (Charadrius melodus) No Affect 
 
According to USFWS guidance, the piping plover is a summer resident that inhabits shoreline and coastal 
areas of the Great Lakes during the summer breeding season. The plover is a shorebird that prefers 
breeding habitat consisting of open, sparsely vegetated areas with alkali or unconsolidated substrates. 
Foraging habitat consist of mud flats or ephemeral pools with abundant vertebrate populations. Critical 
habitat has been designated for this species along the Great Lakes shoreline.  
 
Current site conditions are not suitable for the Piping Plover.  
 
Threatened – Red Knot (Calidris canutus rufa): No Affect 

 
According to USFWS guidance, the red knot is primarily occurs in Illinois during migration in the spring and 
fall. Spring migrants arrive in May and fall migrants arrive in July. The red knot is a shorebird that typically 
uses sandy, open shoreline along Lake Michigan for foraging, but has also been observed at water 
reservoirs.  
 
Current site conditions are not suitable for the Red Knot.  
 
Endangered – Karner Blue Butterfly (Lycaeides melissa samuelis): No Affect 
 
According to USFWS guidance, the karner blue butterfly require environments characterized by dry, sandy 
areas with open woodlands capable of supporting Wild Blue Lupine populations. The lupine is the only food 
source for larval butterflies as well as required for adult oviposition. Foraging adults require diverse 
blooming nectar resources.  
 
Current site conditions are not suitable for the Karner Blue Butterfly due to lack of lupine presence.  
 
Endangered – Monarch Butterfly (Danaus plexippus): No Affect 

 
According to USFWS Species Status Assessment Report, Monarch Butterflies require environments 
containing both diverse blooming nectar resources for foraging during breeding and migration, and 
sufficient milkweed (Asclepias spp.) populations for oviposition and larval feeding.  
 

Due to mowing activity and lack of wildflower presence, current site conditions are not suitable for the 
Monarch Butterfly.  
 
Threatened – Eastern Prairie Fringed Orchid (Platanthera leucophaea): No Affect 

 
According to USFWS guidance, the eastern prairie fringed orchid (EPFO) occurs in a wide variety of habitats. 
It requires full sun for optimum growth and can occur in tall grass silt-loam or sand prairies, sedge 
meadows, and fens. It is adaptive to natural patch disturbance and other dynamic disturbance regimes. It 
is occasionally found in successional environments.  
 
Current site conditions are not suitable for the EPFO as there are no fens, sedge meadows, or sand prairies.  
 
Endangered – Pitcher’s Thistle (Cirsium pitcher): No Affect 
According to USFWS guidance, the Pitcher’s Thistle occurs in open sand dunes and beach ridges along Lake 
Michigan. This species was once extirpated in Illinois but has been reintroduced in Lake County.  
 
Current site conditions are not suitable for the Pitcher’s thistle. 
 
 
 



November 10, 2022

United States Department of the Interior
FISH AND WILDLIFE SERVICE
Chicago Ecological Service Field Office

U.s. Fish And Wildlife Service Chicago Ecological Services Office
230 South Dearborn St., Suite 2938

Chicago, IL 60604-1507
Phone: (312) 485-9337

In Reply Refer To: 
Project Code: 2023-0014834 
Project Name: Grass Lake Rd & Deep Lake Rd
 
Subject: List of threatened and endangered species that may occur in your proposed project 

location or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies threatened, endangered, proposed and candidate species, as 
well as proposed and final designated critical habitat, that may occur within the boundary of your 
proposed project and/or may be affected by your proposed project. The species list fulfills the 
requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the 
Endangered Species Act (Act) of 1973, as amended (16 U.S.C. 1531 et seq.).

New information based on updated surveys, changes in the abundance and distribution of 
species, changed habitat conditions, or other factors could change this list. Please feel free to 
contact us if you need more current information or assistance regarding the potential impacts to 
federally proposed, listed, and candidate species and federally designated and proposed critical 
habitat. Please note that under 50 CFR 402.12(e) of the regulations implementing section 7 of the 
Act, the accuracy of this species list should be verified after 90 days. This verification can be 
completed formally or informally as desired. The Service recommends that verification be 
completed by visiting the ECOS-IPaC website at regular intervals during project planning and 
implementation for updates to species lists and information. An updated list may be requested 
through the ECOS-IPaC system by completing the same process used to receive the enclosed list.

The purpose of the Act is to provide a means whereby threatened and endangered species and the 
ecosystems upon which they depend may be conserved. Under sections 7(a)(1) and 7(a)(2) of the 
Act and its implementing regulations (50 CFR 402 et seq.), Federal agencies are required to 
utilize their authorities to carry out programs for the conservation of threatened and endangered 
species and to determine whether projects may affect threatened and endangered species and/or 
designated critical habitat. 
 
Additionally, please note that on March 23, 2022, the Service published a proposal to reclassify 
the northern long-eared bat (NLEB) as endangered under the Endangered Species Act. The U.S. 
District Court for the District of Columbia has ordered the Service to complete a new final listing 
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determination for the NLEB by November 2022 (Case 1:15-cv-00477, March 1, 2021).   The bat, 
currently listed as threatened, faces extinction due to the range-wide impacts of white-nose 
syndrome (WNS), a deadly fungal disease affecting cave-dwelling bats across the continent. The 
proposed reclassification, if finalized, would remove the current 4(d) rule for the NLEB, as these 
rules may be applied only to threatened species. Depending on the type of effects a project has on 
NLEB, the change in the species’ status may trigger the need to re-initiate consultation for any 
actions that are not completed and for which the Federal action agency retains discretion once the 
new listing determination becomes effective (anticipated to occur by December 30, 2022).  If 
your project may result in incidental take of NLEB after the new listing goes into effect this will 
first need to addressed in an updated consultation that includes an Incidental Take Statement. If 
your project may require re-initiation of consultation, please contact our office for additional 
guidance.

A Biological Assessment is required for construction projects (or other undertakings having 
similar physical impacts) that are major Federal actions significantly affecting the quality of the 
human environment as defined in the National Environmental Policy Act (42 U.S.C. 4332(2) 
(c)). For projects other than major construction activities, the Service suggests that a biological 
evaluation similar to a Biological Assessment be prepared to determine whether the project may 
affect listed or proposed species and/or designated or proposed critical habitat. Recommended 
contents of a Biological Assessment are described at 50 CFR 402.12.

If a Federal agency determines, based on the Biological Assessment or biological evaluation, that 
listed species and/or designated critical habitat may be affected by the proposed project, the 
agency is required to consult with the Service pursuant to 50 CFR 402. In addition, the Service 
recommends that candidate species, proposed species and proposed critical habitat be addressed 
within the consultation. More information on the regulations and procedures for section 7 
consultation, including the role of permit or license applicants, can be found in the "Endangered 
Species Consultation Handbook" at:

http://www.fws.gov/endangered/esa-library/pdf/TOC-GLOS.PDF

Migratory Birds: In addition to responsibilities to protect threatened and endangered species 
under the Endangered Species Act (ESA), there are additional responsibilities under the 
Migratory Bird Treaty Act (MBTA) and the Bald and Golden Eagle Protection Act (BGEPA) to 
protect native birds from project-related impacts. Any activity, intentional or unintentional, 
resulting in take of migratory birds, including eagles, is prohibited unless otherwise permitted by 
the U.S. Fish and Wildlife Service (50 C.F.R. Sec. 10.12 and 16 U.S.C. Sec. 668(a)). For more 
information regarding these Acts see https://www.fws.gov/birds/policies-and-regulations.php.

The MBTA has no provision for allowing take of migratory birds that may be unintentionally 
killed or injured by otherwise lawful activities. It is the responsibility of the project proponent to 
comply with these Acts by identifying potential impacts to migratory birds and eagles within 
applicable NEPA documents (when there is a federal nexus) or a Bird/Eagle Conservation Plan 
(when there is no federal nexus). Proponents should implement conservation measures to avoid 
or minimize the production of project-related stressors or minimize the exposure of birds and 
their resources to the project-related stressors. For more information on avian stressors and 
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recommended conservation measures see https://www.fws.gov/birds/bird-enthusiasts/threats-to- 
birds.php.

In addition to MBTA and BGEPA, Executive Order 13186: Responsibilities of Federal Agencies 
to Protect Migratory Birds, obligates all Federal agencies that engage in or authorize activities 
that might affect migratory birds, to minimize those effects and encourage conservation measures 
that will improve bird populations. Executive Order 13186 provides for the protection of both 
migratory birds and migratory bird habitat. For information regarding the implementation of 
Executive Order 13186, please visit https://www.fws.gov/birds/policies-and-regulations/ 
executive-orders/e0-13186.php.

We appreciate your concern for threatened and endangered species. The Service encourages 
Federal agencies to include conservation of threatened and endangered species into their project 
planning to further the purposes of the Act. Please include the Consultation Code in the header of 
this letter with any request for consultation or correspondence about your project that you submit 
to our office.

Attachment(s):

Official Species List
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Official Species List
This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the 
requirement for Federal agencies to "request of the Secretary of the Interior information whether 
any species which is listed or proposed to be listed may be present in the area of a proposed 
action".

This species list is provided by:

Chicago Ecological Service Field Office
U.s. Fish And Wildlife Service Chicago Ecological Services Office
230 South Dearborn St., Suite 2938
Chicago, IL 60604-1507
(312) 485-9337
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Project Summary
Project Code: 2023-0014834
Project Name: Grass Lake Rd & Deep Lake Rd
Project Type: New Constr - Above Ground
Project Description: Proposed above ground development with associated stormwater and 

utilities.
Project Location:

Approximate location of the project can be viewed in Google Maps: https:// 
www.google.com/maps/@42.439811750000004,-88.06377054473049,14z

Counties: Lake County, Illinois

https://www.google.com/maps/@42.439811750000004,-88.06377054473049,14z
https://www.google.com/maps/@42.439811750000004,-88.06377054473049,14z
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Endangered Species Act Species
There is a total of 7 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include 
species that exist in another geographic area. For example, certain fish may appear on the species 
list because a project could affect downstream species. Note that 1 of these species should be 
considered only under certain conditions.

IPaC does not display listed species or critical habitats under the sole jurisdiction of NOAA 
Fisheries , as USFWS does not have the authority to speak on behalf of NOAA and the 
Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially 
within your project area under this office's jurisdiction. Please contact the designated FWS office 
if you have questions.

NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an 
office of the National Oceanic and Atmospheric Administration within the Department of 
Commerce.

Mammals
NAME STATUS

Northern Long-eared Bat Myotis septentrionalis
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/9045

Threatened

Birds
NAME STATUS

Piping Plover Charadrius melodus
Population: [Great Lakes watershed DPS] - Great Lakes, watershed in States of IL, IN, MI, MN, 
NY, OH, PA, and WI and Canada (Ont.)
There is final critical habitat for this species. Your location does not overlap the critical habitat.
Species profile: https://ecos.fws.gov/ecp/species/6039

Endangered

Red Knot Calidris canutus rufa
There is proposed critical habitat for this species.
Species profile: https://ecos.fws.gov/ecp/species/1864

Threatened

1

https://www.fisheries.noaa.gov/
https://ecos.fws.gov/ecp/species/9045
https://ecos.fws.gov/ecp/species/6039
https://ecos.fws.gov/ecp/species/1864
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Insects
NAME STATUS

Karner Blue Butterfly Lycaeides melissa samuelis
There is proposed critical habitat for this species.
Species profile: https://ecos.fws.gov/ecp/species/6656

Endangered

Monarch Butterfly Danaus plexippus
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/9743

Candidate

Flowering Plants
NAME STATUS

Eastern Prairie Fringed Orchid Platanthera leucophaea
No critical habitat has been designated for this species.
This species only needs to be considered under the following conditions:

Follow the guidance provided at https://www.fws.gov/midwest/endangered/section7/ 
s7process/plants/epfos7guide.html

Species profile: https://ecos.fws.gov/ecp/species/601

Threatened

Pitcher's Thistle Cirsium pitcheri
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/8153

Threatened

Critical habitats
THERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJECT AREA UNDER THIS OFFICE'S 
JURISDICTION.

https://ecos.fws.gov/ecp/species/6656
https://ecos.fws.gov/ecp/species/9743
https://ecos.fws.gov/ecp/species/601
https://ecos.fws.gov/ecp/species/8153
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IPaC User Contact Information
Agency: Gary R Weber Associates
Name: Michael Kellenberger
Address: 402 W. Liberty Drive
City: Wheaton
State: IL
Zip: 60187
Email mkellenberger@grwainc.com
Phone: 6306687179
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VILLAGE OF LAKE VILLA PLAN COMMISSION 
MEETING OF FEBRUARY 8, 2024 

RE:  PETITION OF LINCOLN AVENUE CAPITAL, LLC 
FINAL PLANNED DEVELOPMENT APPROVAL FOR THE 

STARLING SENIOR LOFT APARTMENTS PLANNED DEVELOPMENT 
 
Motion by Plan Commission Member ____________, seconded by Plan Commission 
Member _______________ that the Lake Villa Plan Commission recommend to the 
Mayor and Board of Trustees of the Village of Lake Villa the approval of:  (1) rezoning of 
the Property commonly known as 0 Deep Lake Road (Permanent Index Number 02-28-
201-178) to the UR4 Zoning District; (2) amendments to the Conditional Use Permit for 
the Lake Tower Crossing Phase 3 Planned Development which was previously 
authorized by Village of Lake Villa Ordinance No. 2020-07-07; and (3) final approval of 
a new Conditional Use Permit for a Planned Development for the Starling Senior Loft 
Apartments for the construction of age-restricted senior housing for the Property as 
hereinafter described.   
 
I. FINDINGS OF FACT: 
 
1. The Property consists of approximately 5.208 acres, more or less, is located within 

the corporate limits of the Village of Lake Villa, is commonly known as 0 Deep 
Lake Road, Lake Villa, IL (Permanent Index Number 02-28-201-178) and is 
generally located on the west side of Deep Lake Road and south of both Grass 
Lake Road and Tower Drive in the Village of Lake Villa and is legally described as 
follows: 

 
LOT A IN LAKE TOWER CROSSING PLANNED UNIT DEVELOPMENT PHASE 
2, BEING A RESUBDIVISION OF PART OF SECTION 28, TOWNSHIP 46 
NORTH, RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN LAKE 
COUNTY, ILLINOIS ACCORDING TO THE PLAT THEREOF RECORDED MAY 1, 
2008 AS DOCUMENT NUMBER 6340408, IN THE VILLAGE OF LAKE VILLA, 
LAKE COUNTY, ILLINOIS. (“the Property”) 

 
2. The Property is presently zoned and classified as part of the Village’s SB 

(Suburban Business) Zoning District, subject to the Lake Tower Crossing Phase 3 
Planned Development. The Petitioner has requested rezoning to the UR-4 Zoning 
District and a Conditional Use for a Planned Development to permit the 
construction, operation and maintenance of one three (3) story building consisting 
of age-restricted senior housing rental apartment dwelling units, not exceeding 
forty (40) units, having a mix of one- or two-bedroom apartments intended for 
persons 55 years of age and older and related improvements, including parking, 
lighting, landscaping, and storm water management facilities, which was granted 
preliminary planned development approval by Village of Lake Villa Ordinance No. 
2023-04-01 (collectively referred to as the “Development”), and which would be in 
lieu of the 91 apartments previously authorized by the aforesaid Ordinance No. 
2020-07-07.  On the condition precedent that all applicable conditions for final 
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Planned Development approval as established by the applicable ordinances of the 
Village have been complied with, the Phasing requirement of Paragraph 4(P) of 
Ordinance No. 2020-07-07 would not be applicable to this Development. 

 
3. The proposed amendments to the Conditional Use Permit previously approved for 

the Property by Ordinance No. 2020-07-07 (the “existing Conditional Use Permit”) 
and the New Conditional Use Permit requested by the Petitioner to authorize the 
Development, which received preliminary planned development approval by 
Ordinance No. 2023-04-01: 

 
 (a) are consistent with the particular physical surroundings of the Property, the 

mixed uses on properties in the general vicinity thereof, and the present 
zoning of the Property, and that the granting of certain relief from the 
Village’s Zoning Regulations will not be detrimental to the public welfare or 
injurious to other property owners in the vicinity of the Property; 

 
 (b) are consistent with the general purpose and intent of the Lake Villa Zoning 

Regulations; 
 
 (c) are consistent with the Village’s Comprehensive Plan; 
 
 (d) are designed, constructed, operated, and maintained so as to be 

harmonious and appropriate in appearance with the existing or intended 
character of the general vicinity; 

 
 (e) will not significantly diminish the safety, use and enjoyment of surrounding 

property; 
 
 (f) will be adequately served by essential public facilities and services such as 

streets, police and fire service, drainage, refuse disposal, and schools, or 
such services will be provided by the Petitioner at the Petitioner’s sole 
expense; 

 
 (g) do not create excessive additional requirements at public expense for public 

facilities and service and will therefore not be detrimental to the economic 
welfare of the community; 

 
 (h) do not involve uses, activities, processes, materials, equipment and 

conditions of operation that will be detrimental to any persons, property, or 
the general welfare by reason of excessive production of traffic, noise, 
smoke, fumes, glare or odors; 

 
 (i) will provide vehicular access to the Property designed so that such use 

does not create any interference with traffic on surrounding public 
thoroughfares; 
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 (j) will not result in the destruction, loss, or damage of a natural, scenic, or 
historic feature of major importance; 

 
 (k) will comply with all additional regulations contained in the Village Ordinance 

specific to and granting final approval of the requested Conditional Use 
Permit for the Planned Development. 

 
 (l) will be consistent with the existing zoning of and with the existing uses of 

nearby properties; 
 
 (m) will not diminish property values by the approval of the proposed New 

Conditional Use; 
 
 (n) will not diminish property values and will promote the general health, safety, 

and welfare; 
 
 (o) will provide a gain to the public as a result of the establishment of the 

proposed New Conditional Use for Senior Apartments, and there will be no 
hardship imposed upon the Petitioner; 

 
 (p) will satisfy a community need for the uses which are the subject of the New 

Conditional Use Permit requested by the Petitioner; 
 
 (q) will be consistent with the intent and purpose of the Lake Villa Zoning 

Regulations; 
 
 (r) will be generally compatible with the character of the UR-4 Zoning District 

and the neighborhood in which it will be located; 
 
 (s) will preserve the value of the residential properties in the vicinity and will be 

compatible with surrounding land uses; 
 
 (t) The Property is suitable for the Development; 
 
 (u) The Village has undertaken its planning and land use regulations with great 

care; 
 
 (v) The Property contains no topographical, environmentally sensitive, or 

historical features which require preservation; 
 
4. A new Conditional Use Permit for the Starling Senior Loft Apartments to authorize 

the establishment, operation, and maintenance of a planned development for age-
restricted senior housing apartment dwelling units in the nature of one 3-story 
apartment building consisting of not more than forty (40) senior apartment dwelling 
units and a rental office on the premises, pursuant to the Village’s Zoning 
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Regulations in the UR4 Zoning District to which classification the Property will be 
rezoned; 

 
5. The Development will be consistent with the stated purpose of the planned 

development regulations set forth in the Village’s Zoning Regulations and the 
proposed final plan meets the requirements and standards for planned 
developments. 

 
6. The final planned development as will be approved by the New Conditional Use 

will produce a public benefit meeting the planning objectives and standards of the 
Village. 

 
7. The design of the planned development makes adequate provision for public 

services, provides adequate control over vehicular traffic, provides for and protects 
areas for common open space and other amenities. 

 
8. The Development will be compatible with and beneficial to the adjacent properties 

and to the neighborhood, and the Development is a desirable addition to the 
Village’s available housing options, tax base and economic well being. 

 
9. The Development will be located so that the proposed use is compatible with the 

existing and proposed future development in the vicinity in that the Development 
will be located near a major arterial with compatible commercial development to 
the north and residential development to the east. 

10. The Development will be in compliance with minimum requirements of the UR4 
Zoning District, except where the Petitioner will be granted a specific variation 
and/or exception by the Ordinance granting final approval for the planned 
development. 

11. In evaluating a Planned Development, the Plan Commission has considered the 
degree to which that Development will vary from zoning standards of the UR4 
Zoning District in which it will be located, as well as the benefits of the 
Development such as referenced in Section 9-1-2 of the Village of Lake Villa 
Zoning Regulations: 

(a) The Development will provide a number of off-site connected sidewalks for 
use by both residents of the Development and other residents of the Village; 
or 

(b) The amount of landscaping which will be included in the Development is 
substantially greater than the minimum required by the Village Code; or 

(c) With the new building elevation, the Development provides substantially 
greater architectural amenities; or 

(d) Other extraordinary site amenities, including the community garden and a dog 
exercise area, will be provided. 
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12. The Plan Commission also considered: (a) the degree to which the Development 
exhibits extra care and attention to details in excess of Village requirements which 
enhance the character of the Development, (b) the degree to which any requested 
increase in density reflects an investment in better design, landscaping, and other 
improvements, and (c) the degree to which the Development will alleviate off-site 
problems, and/or provided other improvements.   

13. The Development will provide age-restricted senior housing that is needed in the 
community, as well as additional open space, in the form of a number of off-site 
connected sidewalks, community garden and a dog exercise area, a sidewalk 
along Deep Lake Road, and will also exceed Village requirements for parking and 
the requirements of the Illinois Accessibility Code.   

 14. The wet bottom detention basin shall be designed with native wetland vegetation to 
enhance the natural environment and the abutting wetland to the south/southwest. 

II. CONDITIONS OF FINAL APPROVAL:  The Plan Commission of the Village 
recommended that the Petitioner be granted final planned development approval 
subject to the following conditions: 

1. Prior to commencement of construction: 

 (a) The Petitioner shall post a letter of credit as a performance guarantee for all 
on-site and off-site improvements required for the Development, other than 
for the senior housing apartment building itself, and then construct or pay for 
the construction of all stormwater management facilities, sanitary sewer, 
water system improvements, sidewalks, landscaping, lighting, and parking 
facilities required for the Development, all in accordance with the final plans 
which shall be approved by the Village Administrator. 

 (b) The Petitioner shall pay all required developer school and park impact fees 
prior to the commencement of construction and transition impact fees as 
required by the Lake Villa Village Code prior to the Village’s issuance of any 
building permit for the Senior Housing Planned Development. 

 (c) The Petitioner shall secure in writing all permits and approvals from the 
Village, from the IEPA, from CLCJAWA, from Fox Lake and Lake County 
Public Works, for sewer, water and storm sewer service for the Development. 

 (d) The Petitioner shall provide evidence satisfactory to the Village Administrator 
and the Village’s consultants that adequate water, sanitary sewer and 
stormwater storage capacity has been planned and reserved to serve this 
Development and the balance of the Lake Tower Crossing Planned 
Development. 

(e) The Petitioner shall secure in writing all permits and approvals from The Lake 
County Division of Transportation for all access, road improvements, or other 
transportation infrastructure required for the Development. 

(f) The Petitioner shall file with the Village Treasurer an irrevocable letter of 
credit approved by the Village Attorneys and in an amount approved by the 
Village Administrator as a performance guarantee for all required on-site and 
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off-site improvements for the Development, other than for the senior housing 
apartment building itself. 

 
2. Within six (6) months of the Petitioner’s acquisition of the Development site, the 

Village shall establish a back-up Special Service Area for the Development with a 
maximum SSA special tax rate not to exceed .10%.  The Petitioner’s maintenance 
obligations for the Development will be secured by the back-up Special Service 
Area and shall be subject to a 30-day notice and cure period for the following 
maintenance and other purposes: 

 (a) Infrastructure, including but not limited to streets, water and sanitary sewer 
services, stormwater detention facilities, sidewalks, landscaping, parking 
areas, and lighting, provided, however, such Special Service Area shall not 
include the maintenance of any water mains and sanitary sewer mains which 
will be constructed by or at the expense of the Petitioner and which will 
thereafter be dedicated to and maintained by the Village. 

 (b) Maintenance of common areas and amenities. 
 (c) Snow removal and ice control within the Development. 
 (d) Payment of any unpaid water and sewer bills. 
 

The Village will not levy any special taxes to fund said back-up Special Service 
Area so long as the Petitioner complies in a timely manner with all of its 
maintenance obligations for the Development. 

 
3. Prior to the issuance of any temporary or final Certificate of Occupancy for the 

Development, the Petitioner shall provide to the Village “as built” final plans 
showing the precise location of all improvements to the Property, including all 
buildings, utilities, streets, sidewalks, trails, sewer and water mains, the dog run, 
and the community garden. 

 
4. The Final Plat for the Planned Development shall include the dedication of a 

blanket easement over, under, across, and through the entire Property for the 
purpose of maintenance and reconstruction by the Village of any water and sewer 
mains which will be dedicated to the Village, at such times and in such 
circumstances as the Village deems expedient, but the Village shall have the right 
but not the obligations to perform any of such work.  The Village shall also have 
such a blanket easement but not the obligation to perform such work as it deems 
necessary through such a Special Service Area. 

 
5. During both the construction and operation of the Development, the Petitioner 

shall, at its expense, comply with all of the consultation recommendations of the 
Illinois Department of Natural Resources relative to Blanding’s Turtles, King Rail 
and Least Bittern. 

 
6. The following submittals are the subject of this recommendation for final planned 

development approval: 
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 (a) Starling Senior Loft Apartments Final Plans (Elevations and Floor Plans) 
dated November 27, 2023; 

(b) Engineering Plans by Manhard Consulting last revised November 28, 2023, 
and last revised January 16, 2024; 

(c) Landscape Plans by Manhard Consulting dated November 28, 2023, and last 
revised January 16, 2024; 

(d) Final Plat of Lake Tower Crossing Planned Unit Development – Phase 3 
dated January 16, 2024; 

(e) Stormwater Management Report by Manhard Consulting dated November 23, 
2023, and last revised January 16, 2024; 

(f) U.S. Army Corps of Engineers Wetland Report and Approved Jurisdictional 
Determination Form (OMB Control Number 0710-0024, Expiration Date 
09/30/23; 

(g) IDNR Consultation EcoCat Review No. 2306326 dated November 14, 2022; 
and 

(h) Photometric Plan by Chicago Lightworks dated February 6, 2023. 
  
7. At the Plan Commission hearing on the Petitioner’s Application, the Petitioner 

submitted the following: 
 
 (a) Site Plan Changes and Modifications:  The Petitioner has submitted revised 

plans for the Development which includes, among other things, a reduced 
size of the building footprint, increased setbacks from the property lines, 
relocation of the garbage container to the East side of the senior housing 
apartment building, and designation of the western access road to the parking 
lot as for emergency vehicular access only. 

 
 (b) Stormwater Management: The Petitioner has submitted revisions to its 

preliminary stormwater management report and engineering plans which 
include the installation of a CDS© Water Quality Structure (Hydrodynamic 
separator) that will be installed in the outfall pipe adjacent to the parking lot, 
the purpose of which structure will be to remove garbage, debris, 
hydrocarbons and other sediment from the stormwater runoff that flows into 
the on-site detention basin.  This outfall pipe will now discharge into a level 
spreader prior to its discharge toward the Painted Lakes detention basin. 

 
 (c) Landscape/Tree Preservation:  The Petitioner has proposed to preserve 

additional existing trees on the Property.  Additionally, a greater amount of 
buffer yard shrubs have been proposed by the Petitioner to be planted on the 
west side of the Development to provide greater landscaping buffering 
between the Development and the adjacent residential townhome 
development.  Lastly, the Petitioner has removed Round-Up from its 
specifications for plant material installation, and a more environmentally-
friendly alternative will now be used for site preparation and planting 
preparation purposes. 
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 (d) Architectural Elevations:  The Petitioner has submitted new architectural 
elevation and details for the proposed building.  Pursuant to direction 
provided by the Plan Commission, new architectural details to the building’s 
roofline are proposed, including an asphalt shingle mansard roof, face brick 
along the lower level of the building, and cementitious fibre lap siding on the 
second and third floors.    

 
8. An accurate elevation of the profile of the north side of the senior housing building 

has been presented to and reviewed by the Plan Commission as part of Final 
Planned Development approval. 

9. The sidewalk proposed by the Petitioner to be located in the public right-of-way of 
Deep Lake Road shall be extended approximately 100 more feet further to the 
south so it extends along the entire boundary of the Property along Deep Lake 
Road. 

10. The Plan Commission has recommended that the Conditional Use for this 
Development and the rezoning of the Property to the UR4 Zoning District should 
both automatically terminate unless the Petitioner commences construction of the 
Development within four (4) years after Final P.U.D. approval, but this date may be 
able to be extended by the Corporate Authorities by a separate ordinance at their 
sole discretion. 

11. An exception from Section 10-2-2 (Definition of “Elderly Housing”) of the Village of 
Lake Villa Zoning Regulations should be granted to the Petitioner to allow this 
senior housing to be age-restricted, but for persons of 55 years of age and older, 
notwithstanding the fact that the Zoning Regulations would otherwise require 
senior housing to be age-restricted to persons 62 years of age and older. 

12. The Petitioner shall fully comply with the Applied Technologies Memorandum 
dated December 13, 2023, the Jon M. Tack, P.E. Memorandum dated December 
19, 2023, and the Scott Goldstein of Teska Memorandum dated December 14, 
2023. 
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DATE: January 31, 2024 
 
TO: Chairman Craig Kressner and Members of the Plan Commission 
 
FROM: Michael Strong, Village Administrator 
 
RE: Preliminary Review – 801 Tower Drive (Lake Tower Crossing Development)   
 
 

Property Owner Property Location Zoning District 
C&T Fox Trot, LLC 
36938 N Kimberwick Lane 
Wadsworth, IL 60083 

Northeast Corner – Tower Drive 
& Grass Lake Road 

Suburban Business 
SB 

 
Petitioner and/or Sam Dharni 
Contract Purchaser:  
    
 
Representatives:   Eric Eriksson, Eriksson Architecture, LLC. 
   Sam Dharni, Proprietor     
 
Site Location:  801 Tower Drive, Lake Tower Crossing (Vacant Lot Phase 2-A) 
 
Requested Action Approval of Amendment to Existing PUD for Lake Tower Crossing Development 
 
Proposal: Modify Site Plan Relative to Proposed Gas Station and Convenience Store on 

Phase 2-A Lot   
 
Background 
On February 8, 2024 the Plan Commission is scheduled to consider a preliminary review of a pre-
application development proposal submitted by Eriksson Architecture, LLC, on behalf of Sam Dharni as 
potential contract purchaser (the “Applicant”) for 801 Tower Drive (“Subject Property”) which is currently 
owned by C&T Fox Trot, LLC. (the “Owner”). The Applicant intends to construct a gas station and 
convenience store with a car wash bay on the Subject Property located in the Lake Tower Crossing 
Development. Eriksson Architecture is representing the developer and request preliminary Plan 
Commission comments relative to their interest in modifying the previously approved plan for Phase 2-A 
for the Lake Tower Crossing Planned Unit Development (“PUD”) that was approved by the Village Board 
via Ordinance 2020-07-07.  
 
The Subject Property: 

• Is approximately 75,000 square feet in area; 
• Is Zoned SB Suburban Business and located in the Lake Tower Crossing PUD; 
• Is located on the northeast corner of the Lake Tower Crossing Development; 
• Is surrounded by: 
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o North:  SR Suburban Residential property that is currently developed with an elementary 
school (Oakland Elementary School) 

o East:  R1 Single-Family Residential property that is currently developed with athletic fields 
for Lakes Community High School 

o South:  SB Suburban Business commercial property consisting of a bank with an accessory 
drive-thru 

o West:  SB Suburban Business commercial property that is the site that will be developed 
with a multi-tenant quick-serve restaurant and attached commercial space (Dunkin’ 
Donuts parcel) 

• Is designated as appropriate for suburban business retail uses in the Comprehensive Plan; 
• Is not located within a special flood hazard area; 

 
Proposed Project 
The Applicant is proposing to construct a brand-new convenience store, carwash and gas pumps on the 
Subject Property. 
 

• The new convenience store will be located in approximately the same location as the previously 
approved gas station and convenience store proposed and approved by the Village Board via 
Ordinance 2020-07-07; 

• The store will operate 24/7 365 days a year and staffed with no more than two (2) employees at 
one time; 

• The new building will be 6,076 square feet in area; PLUS 816 square foot for the carwash structure 
• Installation of six gasoline pump stalls to service twelve vehicles on the north end of the Subject 

Property which is under a canopy. No semi-truck filling stalls are proposed; 
• Installation of four vacuum stalls adjacent to carwash facility; 
• Installation of 50 parking stalls which is greater than the number of parking stalls that were 

previously granted for Phase 2-A (34 parking stalls); 
• Access to the Subject Property will be restricted to two (2) full access drives located on Tower 

Drive, and the adjacent parking lot of the Credit Union bank; 
• Installation of two (2) drainage and stormwater basins will be located on the site to manage and 

hold stormwater for the development, along the northwest corner and southern border of the 
parcel;  

• An additional by-pass drive-thru lane is proposed between the car wash and c-store facility; 
• Installation of green space around the perimeter of the site and a new monument sign on the 

northeast corner of the Subject Property is proposed. The currently approved PUD requires that 
a five (5) foot landscape buffer be installed between the convenience store and the Credit Union 
property along with a five (5) foot solid board-on-board fence the length of the drive-thru lane on 
the bank property; and 

• The proposed facility would not have vehicle service bays. 
 
Required Zoning Relief 

• Repeal the existing PUD for Phase 2-A approved via Ordinance 2020-07-07;  
• Approval for Amendment to existing Lake Tower Crossing PUD and approval for modifications to 

the Site Plan and development proposal for Phase 2-A of the Lake Tower Crossing Development;  
• New Special Use Permit to allow a Carwash; and 
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• Site Plan Approval and Building Elevation Approval to reflect modifications outlined above 
 
Recommendation by Village Staff 
Village Staff have reviewed the documents submitted by the Applicant and recommends that the Plan 
Commission hear a presentation outlining the proposal including a high-level review of the Site Plan, 
operating provisions, and building elevations for the proposed development. It should be noted that a 
formal landscape plan, lighting plan, and full sets of engineering plans and associated documents will be 
submitted as part of the future planned development application from the Applicant. 
 
While reviewing the request, the Plan Commission will want to consider the following items: 
 

1. Is it appropriate to allow for the redevelopment of the Subject Property with the new proposed 
convenience store, carwash and gas pumps? If so, should there be any operational limitations 
(i.e. hours of operation – particularly for the car wash and the convenience store component)? 

2. Is the new proposed site design adequate as proposed, what additional considerations should 
the Applicant contemplate relative to landscaping and green space around the perimeter of the 
Subject Property? 

3. The new proposed development does not propose any sidewalks along Grass Lake Road and 
Deep Lake Road. The current PUD required that sidewalks be installed along the interior and 
exterior (Grass Lake Road and Deep Lake Road) of the Lake Tower Crossing Development. With 
the new phasing of Development occurring on adjacent properties and lack of existing sidewalk 
to connect to at the bank property, is the Plan Commission amenable to no longer requiring a 
sidewalk along Deep Lake Road on the eastern edge of the property? 

4. Are the building elevations and materials proposed consistent with the Lake Tower Crossing 
PUD and other developments that are taking place within the area?  

 
Staff and the Applicant will be present for the February 8, Plan Commission meeting to answer any 
questions that may arise. 
 
Attachments 

• Site Plan for the Proposed Development 
• Exterior Elevations of the Building 
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