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~ INTRODUCTION




On June 1, 1987, C:ity Council reférred the“étudy -of the Hobson Road ar.eaf
to staff for the development of a unif_ied plan. At that time, there were
two requestS before the City Oouncil for annéxation in the Hobson Road -
area: Hobson Meadows and Hobson Hollow. A third request, also in the.
area, Fox Run Subdivision was being reviewed by Plan Camission. To the
Qouncil, these three projects and their relationship with the Hobson Road
area as a whole required furthér study to determine if the existing rural

‘ambiance could be preserved.

The 500+ vacrev study area is bounded by Hobson ﬁpad, 75th Street, Palamino
Drive and Washington Street. (See Ex.hibit‘l)’ At present,- it consists of -
l'ow-density-estates, distinct natural features and scme community

- commercial facilities. Most of the lands lie in unincorporated ‘Du.Pa'ge '
Coﬁuty, and prior to any further annexations or deveiopnent,_ Oouncil
believed that a oanpi:ehensivé study of the entire area was warranted.

- staff was directed to prepare a unified land use/zoning plan including

recommendations for an improved internal  street system.
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~ EXISTING CONDITIONS




_ The Hobson Road Study Area is located at the eastern 1imits of
Naperville, just north of 75th Street. The land bounded by Hobson Road
and 75th Street fram Washington Street easterly to Rte. 53_ has a
distinct identity: a low-density residential area comprised of estates
on large lots wherein residents for many years have enjoyed the rural

atmosphere and equestrian activities.

The study area contains approximately 102 single—~family dwellings in
bpth Naperville and uninoorpoiated DuPage County situated mostly on
estate-type lots ranging in size fram 20,000 square feet to 10 acres or
more. The resulting denSity for the overall single-family area was |
until recently 0.42 dwelling units per acre, or approximately one
dwelling on 2.5 acres. With completion of Hobson Oaks, a 60 unit
townhame development, the residential density of the study area is now
0.59 d.vell.ing units per acre, or one residence on 1.49 acres. When these
townhames are fully occupied, the estimated population of_ﬁhe Hobson

Road study area will be 525 persons.

About two-thirds of the Hobson Road area are in unincorporated DuPage
County. All of this land has a county zoning of Rl, a residential
district with a minimum lot-size of 100,000 square feet, or 2.5 acres.
 The remaining one-third of the study area lies within Naperville's
. corporate lﬁnits that is along W-_?Lshington Street and on both sides of

Naper Boulevard. (See Exhibit 2)
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As indicated in Exhibit 3, residential lots zoned R1A (10,006' square
foot minimum), and a gaé station zoned B3 - General Commercial, are
located between Washington Street and the DuPage River. East of the
River along 75th StreetA is a health club zoned R3 with a conditional
use. At the southwest corner of Hobson Road and Naper Boulevard is a
church, and Hobson Oaks subdivision, zoned R2 FUD. - m:ket Meadows>
shopping center, zoned B2 PUD, is located on 20 acres at the nortiwest
ocorner of 75th Street and Naper Boulevard. At the northeast corner of
this intersection is Fox Run Square, an 18 acre retail oenter_ zoned RlAv
PUD. Directly east of Fox Run Square are fﬁx Run, Hobson Meadows, and
Hobson Hollow, all proposed residential subdivisions. Fox Run and part
of Hobson Meadows are both zoned RIA PUD, while the Hobson'Hollo&s

 parcel was zoned Rl in the County until Council annexed it on February

1, 1988.

The natural features found in the Hobson Road area include the West
Branch of the DuPage River', which runs parallel to Washington Street
along the western edge of the study area. A ravine running northeast to
southwest across Oxford Lane creates variations in élevation, a
ooﬁdition which must be considered in determining future development
there. Heavily wooded areaé exist along the Ri;fer, Oxford Lane, Indiana
Avenue, Palanino Drive, 75th Street, and Hobson Road ‘east of Wehrli
Road. Egermann Woods and the Goodﬁich Woods Forest Preéerve add to the -
wooded nature of the Hobson Road area. Several ponds are found east of
Wehrli Road and west of Indiana Avenue.

~5e
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Exhibit 4 shows the various land uses within the study area. Most of
the parcels are developed with low-density housing, that is, a denmsity of
approximately 0.5 dwelling units per acre, or one residence on i—l/ 2
-acres of land. | Commercial uses are located along Naper Bouieva,rd,
between Hobsoanoad é‘nd 75th Street. These consist of two large |
shopping certers, anchored by sq:eimarkets, which service a hinterland
largef than the study area. Their location is consistent with the
concept upon which the Cemprehensiﬁe Master Plan for Naperville is
based, i.e. community shopping centers are to be located at the
intersection of major arterials. The remainder of the developed land is

in townhouses, institutional facilities, and parks and forest preserves.

The Naperville ’Ihoroughfare Plan (Exhibit 5) and the DuPage County .
Transportation Plan (Exhibit 6) show a variety of street designations
for the Hobson Road Area. Naper Boulévard and 75th Street ére_ |
considered major arterials in both plans. DuPage County remains very
adamant about restricting access onto 75th Street, prqnoting it as an
intra-county route. Both Plans also coincide in their designation Qf
-Washington'street as a minor arterial and of Olesen Lane as a major

collector.

‘The plans, however, differ on the designation of Hobson Road: the
Naperville Thoroughfare Plan shows it .as a major collector, whereas the
County considers it a minor arterial. The County has ind_icatéd that
there are no plans to widen Hobson Road, although it will have an |
interchange with. the north/south tollway.

i
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Under the Naperville plan, all of Wehrli Road is considered a minor | |
‘arterial, though DuPage County views Wehrli as a minor arterial north of

Hobson and as a major collector Vsouth of Hobson.

Traffic éigrlals_;.'currenfl-y exist along 75th Street at Washington Street,
Naper Boulevard, and Wehrli Road. There are signals on Hobson Road at
Washington Street and Naper Boulevard, ahd a four-way stop at Wehrli

Road. Another signal exists on Naper Boulevard at the intersection created
by the main entrances to the Market Meadows and Fox Run Square Shopping |
Centers. Naperville is also proposing an additional traffic signal at -

Naper Boulevard and Market Drive.
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PROJECTS UNDER REVIEW
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(2)

(3)

. Road area.

BOBSON MEADOWS

This 30 acre project is located south of Hobson Road and east of
Naper Blvd. and the Meadows/Fox Run development. In 1983, a |
preliminary R1A PUD was approved for this area then known as Fox
Meadow Farm and the proposal called for 19 single-family hames and a
7 acre barn site all on approximately 19 acres. The Hobson Meadows
petition requested voidance of that PUD and annexation of an
additional ten acres under the RlA zoning. The new plan calls for 65
dwellings on a minimum lot size of approximately 13,000 square feet and
an average of 15,000 square feet. In May 1987, étaff and Plan
Commission reviewed the project and recommended approval to City
Council. At the June 15 public hearing before City Council on the
annexation agreement, the matter was referred back to staff for the
completion of the study. |

HOBSON HOLLOW

Located at the southeast corner of Hobson and Wehrli Roads, this 41
acre developneht had requested annexation and zoning to R1A.
Preliminary plans indicate 79 single-family lots with a minimum

size of 11,500 square feet and an average size of 17,170 square

feet. The plat was reviewed by staff and Plan Commission who in
March recommended that it be approved. On June 1, 1987, followmg
the public hearlng on the annexation agreenent, City Council

referred the matter back to staff for study of the entire Hobson

-14-.




_ As discussed above, these proposed developments represent more -
typical Naperville subdivisions. The Hobson Road area, however, is
unique with a rural character and therefore Council directed DCD
staff to study and recommend guidelines and.criteria' for development

within the Hobson Road area.
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~ CONCEPTS




Once the basic information on Hobson Road was collectéd and analyzed,
DCD staff gererated a number of land use and transportation concepts
that were reviewed and discussed by various City and County departments

,prior' to the deirelOpneht of a concepttal plan. They include: '

(1) mmmmmmmm '

As the primary ¢haracter of 'Hobson'Rt.)ad is that of a rural estate
area, staff decided that by establishing a minimum building setback

| fram Hobson Road and 75th Street, a feeling of openness and

' spaciousness could be created and the existing character preserved
to some extent. The nommal building setback in the City ranges
between 20 and 35 feet. If a minimum building setback of 50 feet

: 'was estahl ished, this would increase the amount of open space along

Hobeon Road and 75th Street thereby creating a more rural atmosphere.
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(2) MINIMOM LOT SIZE

"In reviewing the existing zoning ordinance, staff realized that the
rahge of minimum lot sizes the City had to offerb' in the lérger
single-family districts was limited. The ordinance provides four
residential districts intended for only single-family use émd-as '
indicated in the diagram below, the RIA district, permits the
amallest parcel: 10,000 square feet. The newly created Rl district
permits 13,000 square feet minimum, followed by the E2 Estate
District, with 30,000 syuare feet minimm and the El Estate zone,

with a minimum of 100,000 square feet or 2.5 acres.

Based on the above standards, staff decided that for areas such as

Hobson Road, a larger variety of parcels was desirable. A number of
| intermediate lot sizes were studied that would be commensurate with |

the objective of preserving the existing character yet amall enough

to be economically serviceable.

100,000 . > 30,000 >1%,000 ———> 10,000
. X 1 N \\
\\\ §
\ | '
> a8 3

10,0007 10 20,00" HOWP THERE BE A
VARGER.  VARIET ¢
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(3) MINDMOM ACRRAGE FOR DEVELOPMENT

In this concept, Staff studied the desirability of setting a minimm
Eotal acréage for any development propbsal. For example, no |
subdivision would be approved which consisted of less than 10 acres.
Othér mmJ.mun sizes were also studied. This would provide for‘ '
consolidation of acreage caming in for development with attendant
benefits, such as wified land use, better circulation plans, more
éfficient'p.lbl-ic utilities, etc. However, it was also realized that
owners of small properties be restricted from developing until they
had a’_cquireci sufficient land to satisfy this requirement. In | |

certain circumstances, that may be impossible to achieve.

A MMM MABAGS IR DIVELPMENT WALD BONG N LA
LOVAIDAD NZX> W0 6 I, HKSO( NDIOHS SRENW. /F
AAG 10T5 WEDSSD BETWEBN SBDNHWIS, WITRT IRADC NAS5-
RWWIE, IT WD RO ASMAL PROFEETY ANEE R4
PWBITS ho  LNDS. :
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(4) .PERCENTIGE OF LOT STZES PER DEVELOEMENT

Through this concept a wid;e range of lot sizes would be requiréd 1n
each development thereby creating a very interesting mix, while o
providing a variety of housing sizes. "For example, in the E2
district, 30% of the parcels would meet the minimm of 30,000 square
feet (3/4 acre), 30% would be a minimum of 40,000 feet (1 acre) in
size, and the remaining lots developed at least 10% over the minimum
size. Although this concept would rgsult in subdivisions similar in
character to the study aﬁea, which at present offers a large variety
of parceis, the disadvantage is that it would be very difficult to |
monitor and develop. The smaller the project, the more difficult it
wbuld be to calculate and balance the various lot sizes, especially

if many builders, rather than the original developer, are involved.

BYAMILE IN T BXISTING E2 W’m&n} DETRU:

- B0 oF WTo IN A AUPDVIGWN AT
MINIMUM LT 2126 oF 2,00 AR FT.

-l OF oo NBE | NRE N O

. REMAINING 407 0F W10 AT ALEAT
1% MR HE MINDMUM () 22,00 RFT

(5) FLOOR ARFA RATIOS ARD LOT (QOVERAGES

The Naperville Zoning Ordinance defines the floor area ratio or
F.A.R. as "the numerical value obtained by dividing the floor area

-19-




within a building or structure on a lot by the area of such lot.
e floor area ratio as specified for each zoning district when |
mutiplied by the area of the lot in square feet shall determine the
maximun permissible floor area for the building or structure on the

lot.”

While the floor area ratio is the total amount of building

area that may be built on a lot, the lot coverage is the amount of
land area on which the building or footprint can sit. Ebf example,

if a 0.25 FAR and a 20% lot coverage were established, in a traditional
10,000 square foot lot this would equate to. 2,500 square feét

of home (which is not unreasonable) and only 20% of that; i.e., 2,000
square feet could be placed on the ground floor, the remaining 500
square feet would have to be on the upper fioor.

i

ZAING MNMUM  |FAR. 0254 |LOT 2VeRNE
PMomICT [T 5128 [KEAMANT |20/ & RRAMIANT

PULDING ARFA | PULPING ROTPRINT

R1A - 10000 ¥ 2900 QU | D AT

R1 | Bawerr | sz | 20 AT
E2 %0,000 S4F. | FAU % FT. 00 RFT.
£l 100,000 24-FT. _25,@ 8- F1. 20,000 8- 1.
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(6)

FAR'S and lot coverages are effeétive tools to control the bulk of a
structure bﬁt they also have to be ooupied with very strihgent
sideyards to prevent hames being placed too close to thé property
line and the neighboririg residence. In analyzing these two '
concepts, staff réalized that the effectiveness of FAR's and lot
coverages decreased as the lot sizes increased. For example, on a
100,000 square foot lot with a 0.25 FAR, 25,000 square feet of hame
could be built, which is quite unlikely. Lot coverages and FAR's are
moré effective for smaller lots. As most of Hobson Road is to
remain in the estate/large; parcel category, staff decided FAR's and
lot coverages would not be effective in controlling bulk or iﬁ
preserving the existing character of this study area.

DEVELOPMENT OF AN INTERNAL STREET SYSTEM

When the three developments, Fox Run subdivision, Bobson Meadows and
Hobson Hollow were submitted to the City, a concern arose reqarding

the lack of an internal street system providing for intersubdivision

|
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i contmu.lty Hobson Road is a collector street and in that sense is

not as important as 75th Street or Naper Blvd. However staff

 decided, for safety reasons, every lot should not have access to

(7

Hobson Road and in discussions with the County it was recommended

, _ ile should be:provided
tweenre51dent1al curb cuts. The advantages of the internal street
| system are: the reduction of curb cuts on Hobson Road and 75th
Street, channelling traffic to controlled intersections thereby
providing for safe turning movements, and finally, intersubdivision
continuity and corvenient and safe access to all lots within the
area. ‘ |

FRONTAGE ROAD SYSTEM

Frontiage roads are provided along certain major arterials for
channelling local traffic off major highways and to provide adequate
building setbacks from busy thoroughfares. In addition, frontage
road systems allow each lot to have a curb cut onto this facility

which then permits the arterials to function more efficently.

-22-























































(3)

Staff does not agree.. These 80 acres are bounded by 75th Street, a
major arterial Wehrli Road, a minor arterial; and Hobson Hollow, a
subdivision with a minimum of 20,000 square foot parcels. Most of

this land is very flat, suitable for faming, and devoid of the

‘area's special features. Therefore, the E-3 district is the

appropriate zoning designation.

The eastern portion of the study area, designét;ed as E2 and is
bounded by College Road on the' west, Palamino Drive on the

east, 75th Street on the south and ﬁobson Road on the north
excluding the Burr Oak subdivision should be given an El
designation (100,000 square foot lots). Since the properties east
of the study area are generally 2.5 acres and greater in size, the
Commissioners felt an El designation would preserve the large lot

character of this area.

‘staff does not agree. At present the County requires a minimum of

100,000 square feet, no public utilities, limited street lighting,
and a road cross section which is rural in character. If the City
retains the 100,000 square foot minimum (2.5 acres), while also
requiring the extension and provision of utilities in accordance
with City standards, it is obvious that no property owner would be
agreeable to become part of Naperville- under those conditions.

However, annexation and development of this section is desirable,

but in staff's opinion, the Plan Commissions' recommendation will

be counter-productive in that it will deter annexation.

-38-




Further, although the study area terminates.at Palamino Drive, the
large estate and rural characteristics of this area extends far |
beyond. Opportunities for 100,000 square feet or larger lots are
nunerous all the way to Route 53. In fact-, such parcels can be
accommodated in all of our recommnended zbning districts, whlch only
set the MINIMUM lot size, and does not force property owners to

reduce their lots to that minimum!

(4) That portion of the proposed Fox Run Subdivision immediately
adjacent to the existing shopping center conform to RlA standards
(10,000 square feet minimum) while the lots on the east side of this
subdivision should be larger. The intended result should have the
average of all lots in the subdivision as 13,000 square feet in

size.

Staff concurs.




 CURRENT STATUS OF
~ PROPOSED PROECTS




FOX RON SIBDIVISION

a) Residential:

b)

The Fox Run Subdivision is located south of Hobson Road and is just
east of the existing Fox Run commercial area that fronts on Naper
Blvd. A preliminary RIA-PUD subdivision plat was sut‘mifci:ed to the
City which called for lots with an average size of 10,800 sqhare
feet. The Plan Cammission, at their December 16, 1987
WOrkshop/Bﬁsiness Meeting recommended that the lots abutting the Fox
Run Commercial conform to the RIA zoning (10,000 sqﬁare feet), but
with the stipulation that the enti‘rve Fox Run subdivision have an
average lot size of at least 13,000 square feet. Staff supports
this recommendation.

Compercial :

The Fox Run Commercial component was recommended for denial by the
Plan Ccmmissiori. It is before the City Council on February 16, 1988.

Sstaff had recommended approval of this petition, the reasons are

listed on Page 36. )

HOBSON BOLLOW SOBDIVISION

The Hobson Hollow . Subdivision is approximately 41 acres in size and is

located at the southeast corner of the Hobson and Wehrli Road

intersection. Annexation of this property was approved by City Council

at their Pebruary 1, 1988 meeting. The approved annexation agreement

requires all lots be a minimum of 20,000 square feet to conform to the

proposed E3 District. A final subdivision plat for the subdivision was

" submitted to the City on January 29, 1988 and contains 60 single-family

" residential lots.
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Staff has worked with the developer whose first concept was based on the
R-1A standard of 10,000 square feet lots minimum. BHe has revised the
subdivision plat in accordance with the Hobson Road Plan as proposed by

staff, and therefore staff supported this proposal.

BOBSON MEADOWS SUBDIVISION

The proposed Hobson Meadows Subdivision occupies a 29+ acre site located
" couth of Hobson Road, west of Wehrli Road and just east of the proposed
Fox Run Subdivision. Annexation of a portion of this property to the
City occurred in 1978 as the Fox Meadow Farm. Zoning and subdivision
blat approval is tentatively scheduled to take place once the Hobson

Road Study is completed.

Staff initiated discussions between the developers of Fox Run, this
project and adjoining property owners to insure that they were in'
conformance with the Plan, i.e., lot size, intersubdivision road
continuity, and park location. Staff is confident that these issues

will be resolved in the near future, and revised plans submitted.
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;

PLAN IMPLEMENTATION




Master Plans are brought to fruition only Iafte‘_r formal .adqﬁtion by the
City Council. But their effectiveness depends upon .the general support
of the involved résidents, the provision of appropriate zoning
reglliations, and strict adherence to the Plan by City Boards,

. Commissions, and staff.

“During the months this planning effort was underway, the Department of
Community Development staff received many comments from the Hobsoh Road
residents. Their input was both positive és_well as negative, but it
was appreciated nonetheless because it provided staff with _addi.tional
insights into this special area. To all of them, staff expresses ité

gratitude.
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