#2016-04
Crystal Lake Senior Residence —Conceptual PUL
Project Review for Planning and Zoning Commissio

Meeting Date February 1, 2016

Reguest Conceptuareview for theCrystal Lake Senior Residen.
Location: 29t Pathway Court

Acreage: Approximately6 acres

Zoning: R-2 Single Famil

Surrounding Properties:  North: R-2 Single Family
Soutt: R-2 Single Family
Eas: B-2 General Commercial
Wes: R-2 Single Family

Staff Contact Elizabeth Maxwel(815.356.3615)

Background:
 The site is Lot 3, a-@cre-lot, and was created as part of thenanuel Lutheral
subdivision. As part of that subdivision, a traffic study wasrooissioned thaplanned
for a 120unit senior living development on this pa.

e Lot 3is Immanuel Lutheran subdivisiol

* The petitioner is requesting a Conceptual re for a senior housing proje.

Development Analysis:
Land Use/Zoning
» Thesite is currently zoneR-2 Single Family Residential. Senior housing is dfess$ as
Continuing Cardretirement Communitwithout nursing facilities and is allowed a
Special Use within this zoning distric

* The petitioner would request a rezoning -2 PUD with the Planned Unit Developme
overlay. This would allow the project to procebtbugh the conceptual, Prelimine
and Final PUD application phase

» The current land use Wrban Residenti. Thiswould allow for a variety of residenti
uses including singléamily and mult-family uses.
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General
* The project is for seniors and includes low andyvemw income seniors, providing a
housing option for residents wishing to remain ny<tal Lake.

* lItfeatures 1 and 2 bedroom units with all applesc

» The project would require a variation for buildingight as the proposed building is 54 feet
and the maximum in the R-2 district is 28 feet

» The project’s location is in close proximity to thike path, park areas, and shopping.

Site Layout
» A driveway connection is shown off Pathway Couddig into the site. The roadway

turns to lead into the parking area, which is tuckehind the building.

* The three-story building is along the south halftieé lot, far from the single-family
residences.

Building Elevations
* The building has been designed to appear veryarsal in character with a pitched roof
with several dormers.

* The building would be constructed with Hardi-Boamment fiber siding with a stone base.

» Glazed masonry tile provides an accent color irbidneareas and over the main entrance.

Landscape
» The petitioner has illustrated landscape arounditieeand in the parking lot.

* There is an existing tree line area along the nsidh of the site adjacent to the residential
area that would remain. There are also some pgistees along Main Street. These areas
would provide additional screening for this sitenfr the neighboring uses and allow the
residents some privacy.

Parking

 The parking lot provides 126 parking spaces. Téguirement for Continuing Care
Retirement Community is 0.5 spaces per dwelling. uiiihis is typically for nursing care
facilities and not independent living. This wouwdly require 40 parking spaces. The
requirement for apartments is 1.5 per 1 bedroom2apdr 2 bedroom and 0.25 for guest
parking. Using this calculation would require I€faces. For this type of use, the parking
demand is somewhere in the middle, as usually eathonly has 1 car and then some
employee parking. 126 spaces should be suffid@rgupport the parking needs of the
project.

*  When Immanuel Lutheran went through their subdivigirocess, there was discussion that
the connection from Teckler Boulevard was neededdss the railroad tracks and connect
to Main Street at Congress Parkway. In 2007, Cibyincil made the determination that
each lot could come forward with their developm@nbposal prior to the roadway
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construction.  City staff is currently working om action plan for City Council’s
consideration for these improvements

 As part of the Final Plat approval, this lot is pessible for its fair share of the
improvements to the intersection connection at TeedBoulevard / Congress Parkway and
the abandonment of the crossing at the S. Walkuip isto the retail center. The formula
for determining the final contribution is being dlized by staff to be reviewed and
approved by the City Council.

Planning and Zoning Commission Discussion:

The following comments are for discussion and adersition in future submittals:

1. The building is residential in character with a kegh roof, Hardi-Board siding, and a
variety of window bays. Is this residential stgfearchitecture appropriate for the area?

2. The project would be a three-story 80-room apartnstyle building for independent
seniors. This use was contemplated in the origgnhdivision. Does this use fit with the
character of the area?

3. The petitioner has illustrated a number of amesitgthin the site including a walking
path, connection to the Prairie Trail, gardensazeto and dense landscape. Are there any
other amenities that would be appropriate for thesglents?



[RECET

Development Application e O R
Project Title:  Senior Residences of Crystal Lake
Action Requested
Annexation Preliminary PUD
Comprehensive Plan Amendment Preliminary Plat of Subdivision
Cenceptual PUD Review X  Rezoning
Final PUD X  Special Use Permit
Final PUD Amendment Variation
Final Plat Other
Petitioner Information Owner Information
Name: Gardner Development LLC Narme: Home State Bank Trust
No. 4629
¢/o Immanuel Evangelical
Lutheran Congregation, Inc.
Address: 8000 Maryland Ave,, Suite 910 Address: 300 Pathway Court
Clayton, Missouri 63105 Crystal Lake, Illinois 60014
Phone: 312-836-3688 Phone: 815-459-1441
Fax: Fax:
Email;  tibrantlev@atinet Email:  Imobleyi@immanuelel org

Property Information

Project Description: Amenity driven senior residences providing 80 units with a mix of larger
one and two bedroom units allowing seniors to relocate from larger homes.

Project Address/Location: 2 Q5 paTHw Ay T

PIN Number(s): 19-05-281-001

Development Team Please include address, phone, fax and e-mail

Developer:  Gardner Capital

Architect: Justin Rossman
Site Design Group, Ltd.
888 5. Michigan Ave., Suite 1000
Chicago, IL. 60605
Oftice No, 312-427-7240




Attorney: Thomas C. Zanck, Zanck, Coen, Wright & Saladin, P.C.
40 Brink Street, Crystal Lake, IL. 60014; 815-459-8800; f: 815-459-8429

tzanck(@zewlaw.com

Engineer:

Landscape Architect:
Planner:
Surveyoi:

Other:

Signatures /%%/ ’ .
X %/ﬂﬁ 1/22/2015

Owner Petitioner: Print and sign name (if different from owner) Date

As owner of the property in question, I hereby authorize the seeking of the above requested action,

Petitioner Owner: Print and Sign Name

HOME STATE BANK as Trustee of Trust No. 4629

By:

Its:

Date:

NOTE: Ifthe property is held in trust, the trust officer must sign this petition as owner. In addition, the
trust officer mnst provide a letter that names all beneficiaries of the trust.




Attorney: Thomas C. Zanck, Zanck, Coen, Wright & Saladin, P.C.
40 Brink Street, Crystal Lake, IL. 60014; 815-459-8800; f: 815-459-8429
tzanck@zcwlaw.com

Engineer:

Landscape Architect:
Plamner:
Surveyor:

Other:

Signatures

Owner Petitioner: Print and sign name (if different from owner) Date
As owner of the property in question, I hereby authorize the seeking of the above requested action.
Petitioner Owner: Print and Sign Name

HOME STATE BANK as Trustee of Trust No. 4629

- -y
By: O /tidlic /)

. : BARBARA BURGET

Bon T TEUGT DR ER

Date: /) :}»a;smg

NOTE: [f the property is held in trust, the trust officer must sign this petition as owner, In addition, the
trust officer must provide a letter that names all beneficiaries of the trust.

This instrument i3 exacuted by Home State Bank/National
an, Crystal Lake, L., not personally but solely as

s aforesszid. All the covenants and conditions to be
} haveundar by Home State Bank/Mational

& undesiaken by it solely as Trustee

na not individualy, and no personal

& asseited o be enfoiceable against

Horpe State Sank/Mational Assouciation hy reason of any

of the covenants, statements, representations orwarranties
coptainad in this instrument.




Dated: | 14~ . 2016

City of Crystal Lake
100 West Woodstock Street
P. Q. Box 597

Crystal Lake, IL 60039-0597

This‘_co‘nespondence will confirm the fact that the Immanuel Evangelical Lutheran Congregation,
Inc. is the beneficiary of Home State Bank Trust No. 4629. '

Home State Bank/National
~or arsonally but solely as
o and cunditions 10 be
raunder iy Sizte Bank/MNational

n ore undertaken by it solely a8 Trustee
3 d not indlviduatiy, and o personal
ssarted or be enforcaable against
cnal Association py reason of any
ements, representations or warrantios
iment.

of the cove .
cottainad i thist

HOME STATE BANK

g

R P ; s e
By': . o f‘fj //!{ XA { »‘)L__(‘,‘M., - “\..N ..’:"-f'j AAAA T\z: ;

BARBARA BURGET
ASOT TRUST OFFICER
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SENIOR RESIDENCES of CRYSTAL LAKE N
Project Narrative cul o 4

Community Area:
Crystal Lake, IL {(McHenry county)
an IHDA Opportunity area

Address:
NE corner Parkway Court off of Teckler Bhvd,

The Project:

Housing Opportunity Development Corp.(HODC) in partnership with Gardner Development proposes the
new construction of an Independent Senior Housing residence with the intention of providing high
quality, affordable housing and lifestyle services to senfors in Crystal Lake. Crystal Lake contains a
balanced mix of retail shops and businesses which have served to retain and grow the residential
population to over 40,000 making it the largest municipality in McHenry County. Many of these long-
term residents are beginning to age in place and while no longer wanting to remain in their current
homes do not wish to move outside the area. The existing independent senfor facilities located in Crystal
Lake currently have waiting lists for their affordable rental units.

As the newest and most amenity-driven senior residence in crystal Lake, the project will provide for the
needs of several underserved households:

e Very low-income seniors.....10% of the apartments will be set-aside for seniors at or below 30%
of the AMI ensuring that seniors with little or no regular income will have an opportunity to
reside at the property and make use of its services and social support programs. These
apartments will receive an allocation of project-based section 8 vouchers from the McHenry
County Housing Authority.

e Affordable rents for seniors....Rents for all apartments will be structured so as not to exceed
more than 30% of a residents certified income as confirmed by the leasing staff. Typical rents for
a one hedroom apartment will range from $345-$733 while two bedroom apartments will rent
for $415-$880 per month making them among the most affordable in the entire community.

¢ Housing services for the elderly....At 80 units and over 90,000 square feet the project will feature
more amenities than other older senior facilities including facilities for home health care
services, a full exercise suite and a dedicated theater room. The manager, HODC and other
participating local supportive agencies will be actively providing empowerment services,
recreational activities and other amenities geared towards the lifestyles and needs of aging
households.

Apartment features:

The project will have a mix of larger one and two bedroom units to allow more room for seniors
relocating from a larger home. All apartments will have: full-size kitchens and kitchen appliances, full
haths, carpeting, window blinds, bulk storage closets, seniors-oriented design features such as; easily
accessible kitchen cabinets, wide doorways and maneuvering areas, safe, easy-to-operate appliances,
emergency notification systems, easy-to-turn deoor handles, raised electrical outlets that minimize the
need to bend over, and lower more accessible light switches. The one-bedroom units will be oversized
at 700 sf. and the two-bedroom units will be over 900 sf. Every apartment will exceed section 504/ADA



standards with units specifically designed for persons with mobility and sensory impairments and all will
incorporate the majority of IHDA-specified universal design features.

Common features:

The project site is planned according to local zoning requirements considered in the light of an
integrated development strategy with parking ratios, open space, exterior amenities and landscape
design all developed consistent with this point of view. The 3-story building’s exterior and structural
components will be a combination of masonry, manufactured panels and manufactured window
systems. Each floor will have a washer/dryer room with a main laundry room on the first floor. Common
space will be concentrated at the main entrance where seniors can relax and spend time with friends in
a furnished lobby. A TV/theater room will host weekly movie events and a furnished community room
will open onto a patio with outdoor tables and gazeho. A separate exercise room will be fully furnished
with a variety of equipment. All entrance/exits will be key-carded and closed circuit video monitored.
The site itself will consist of native landscaping and an outdoor sitting area with gazebo. Residents will
also have access to individual garden/flower plots and planters on french balconies.

fush michogar avence | zaks 5000 | catcaaa, S1inG:s woaos
12,797 5240 thl | 3124377247 fax | werw.ah=—deyg.com

\ f . i “RRNEN EDEE .
CRYITAL LARE SENHIR HOUSING SITE PLAN RARDERN EXLARCETAENT
1 HOTTOACARS 2 KOG JERLE

February 12, 9016 | CRYSTAL LAKE SEMIOR HOUSING [ CRYSTAL LAKE, ILLINQIS
Sits Plan Sketch [ Prot=st Humbar; 7448 | Carner Capltal Devalapmant

Community description:

The City of Crystal Lake is located approximately 50 miles northwest of Chicago and has a current
population of 40,388 making it the largest City in McHenry County. It is located 50 miles northwest of
Chicago and is about a 45 minute drive from O'Hare International Airport. Crystal Lake has a significant
aging population with over 37% of the residents older than 45 years and 10% over 65 years of age.
Primary residential growth has occurred with the development and expansion of single family
subdivisions located in several distinct neighborhoods with the City. Median home prices are $172,000
and have risen 5.8% over the past year. The shopping center for most of Crystal Lake centers on "the
strip", a long stretch of road that runs along what once used to be Crystal Pointe Mall but is now a series
of strip malls. The strip is located on Route 14 between Route 31 and Dole Avenue. As the name
suggests, this area has mostly national chains.




Among the city's sites of interest is the historic downtown district; having recently undergone a
revitalization, it is home to many small specialty shops and businesses, and is a popular local shopping
district. Also located in the downtown district is the Raue Center for the Arts, which seats 750 and
performs plays and hosts concerts throughout the year. Raue Center has recently transformed itself into
a regional destination spot by providing a lazz Festival launched by Ramsey Lewis.

Another large presence in the city is the Crystal Lake Park District, which runs all of the city's numerous
parks and the yearly events which take place within them. Two major parks run by the park district are
Veterans Acres, along Walkup Road, and Main Beach, along the namesake Crystal Lake. Two former
gravel quarries have been allowed to fill with water, forming an area known as the Vulcan Lakes, also
stretching into Lake in the Hills and Algonguin. The two northernmost lakes are now known as Three
Oaks Recreation Area. Recreational operations at this site started in Autumn, 2010, and it has since
become one of the most popular destinations in Crystal Lake.

The City is split diagonally by Northwest Highway{rt14) a major SE/NW arterial and alsc Route 31 along
its eastern edge. Route 31 is the primary means to travel northbound from Interstate 90 into the
McHenry County communities. Crystal Lake hosts many modes of public transportation.
The Metra Rail Union Pacific Northwest Line makes it easier for residents of Crystal Lake to get
to Chicago where the majority of them are employed. The Taxi cab services that mainly serve the city
are known as Crystal Lake Cab Company, Crystal Lake Taxi Services, and American Dependable: also
serving Crystal Lake is the Pace Bus system owned by the RTA {Regional Transit Authority).
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#200%5-14
Immanuel Lutheran
Project Review for Planning and Zoning Commis

Meeting Date: May 4, 2005
Zoning Requests:
1. Preliminary Plat of Subdivision to create 4 |

2. Subdivision Ordinance Variation from Section-2(h) from the maximum length of 500 fe
for a cul-desac to allow 1,580 fet

Location: North of Teckler Blvd., West of Main Stre
Acreage: 60.37 acres

Existing Zoning: R-2 Single-family Residential
Surrounding Properties: North: R-2 Single-family Residential

South: B-3 PUD Planned Business
East: B-3 PUD Planned Business
West: R-2 Single-family Residential

Staff Contact: Brian Grady (815) 356-3615

Background:
The petitioner is requesting a Preinary Plat of Subdivision in an effort to eventyatharket the

site for development. The petitioner has indicatledt they will ultimately seek -2 PUD
Highway Service Business District zoning for thegmsed Lots 1 and 2. A senior living facil
may be proposed for Lot 3. A church, meeting hall,agdrand athletic fields is proposed for 1
4. On the conceptual site plan, Teckler Boulevaxténds into the site and a potential Cong
Parkway extension connects with Teckler. A privdteze for church and emergency acci
extends from the terminus of Walkup Aver

Land Use Analysis:

The proposed subdivision and uses would be conlpatilith the existing uses in the are
Commercial would be appropriate for both Lots 1 &id Lot 1 is adjant to the Common
Shopping Center, has frontage along Main Streetnandd have access from Walkup Avenue
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Teckler Boulevard. Access to Main Street via aepbél Congress Parkway extension may be
possible in the future. Two financial institutioasd a vacant commercial site are located across
Main Street from the site.

Lot 2 would have access from Teckler Boulevard aedess to Main Street via a potential
Congress Parkway extension, which may be possiblthe future. A financial institution is
located across Main Street from the site.

Lot 3 would be located at the north end of the TacBoulevard cul-de-sac. The planned senior
living facility would provide a transition betweeihe existing R-2 Single-family Residential
subdivision to the north and the proposed commietwitne south. The site has close proximity to
commercial along Route 14 and is one-half mile fiowntown.

Lot 4 would be located to the west of the TeckleuBvard cul-de-sac. A private drive would
extend to Walkup Avenue. The proposed church, imgéill, school and athletic fields would be
compatible with the adjacent R-2 Single-family Rlesitial subdivision and athletic fields (Central
High School).

The proposed subdivision would require a Subdivisirdinance Variation. The entire Teckler
Boulevard extension would be a cul-de-sac if Cosgyearkway cannot be extended into the site.

Traffic Impact Study

Gewalt Hamilton Associates (GHA), the City’'s traffconsultant for the proposal, conducted a

traffic study for the proposed subdivision. Sugeéssite plan elements and general planning
considerations have been provided. GHA also peuliaccess options for the proposal. For each
access option there is a set of roadway improvesribiat can accommodate the anticipated levels
of additional traffic at the various study intersess. A conservative approach was utilized to

determine the potential traffic impacts of the megd subdivision on adjacent development and
area roadways. It was noted that a careful balaet@een development access flexibility, impact

to adjacent developments and the amount / costeofécessary improvements to provide safe and
efficient operations must be met to have a sucaokdgivelopment. Pertinent excerpts from the

traffic study are provided below.

Traffic Impact Study — Suqggested Site Plan Elementand General Planning Considerations
(GHA Traffic Study — relevant excerpts)

Development Components

First and foremost, the actual components of theeldpment need to be determined. At this
time our analysis has been based on what we babethe most likely scenario for development
including the ILC church and school buildings, aiseliving facility, a future public library and
some speculative office space. As noted previousged on the information at hand the ILC
site would be expected to generate more Peak Haiffictwith the inclusion of a Library facility
so that option was selected to help ensure the mani traffic impacts of the site are tested.
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However, in addition to the traffic generations amghacts, the composition of the development
should be considered when making the decisionstaumess locations. A site comprised mainly

of institutional or campus type components needs$ wants a different type of access and

roadway system than a development with a largeeffomponent. Offices buildings need to be

clearly marked and accommodate delivery vehiclebs \asitors on a regular basis. While safe

and efficient access is also important, a campps Betting can be more geared to interaction
between the similar uses and designed to contaffidvolumes and speed to be more pedestrian
friendly.

Development Roadways

It is our opinion that extensions of Congress, Tacind S. Walkup, if selected should be built
in publicly dedicated Right of Ways. The extensudiwWalkup from the north should be a public
road if it is intended to connect directly with késr and potentially Congress or S. Walkup. If a
private connection to serve a parking area or sidglvelopment is selected (as indicated on the
Hoffman plan) then it is reasonable that the exteansimply act as a private drive or access
point. All public roadways should be constructedagtordance with City standards, for ROW,
pavement section, curb, etc.

Offsite Roadway Improvements

While Exhibits 8a & 8b schematically represent potential improvementsffigite roadways and
intersections necessary to accommodate anticigeelopment traffic, a number of additional
issues will need to be addressed as the developmeves forward. Components of the offsite
improvements such as Right of Way needs, gradirggnage, and certainly construction costs
will have to be evaluated by both the developers thie City. Certain locations provide more
challenges for improvements than others. For exampiprovements to the S. Walkup / Main
Street intersection will have to account for théstmg grade difference between the rail spur /
Prairie Path and the Main Street pavement. Sigmtianodifications to this intersection as
depicted in “Alternate Improvement # 2" may be gosthibitive in terms of grade adjustments
or ROW needs. Another critical location is the mbie extension of Congress Parkway. As
previously discussed, the City has a plan to pmddal westbound left turn lanes on the east leg
of the Congress Parkway / Main Street intersecfitms can be accommodated by removing the
existing median on Congress Parkway and re-striiegmedian on Main Street. However, to
provide a separate through lane into the ILC parcealddition to the dual left turn lanes would
require further widening of both Congress Parkway widening of Main Street.
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Pedestrian Links

The development of the ILC property will allow tkaty to make some significant pedestrian
links through the development. We recommend atrammim that sidewalks will be provided on

both sides of the roadways, but would also sugtiegta Prairie Path connection (i.e. wider,
multi use cross section) be considered to conne& BS as well as the ILC campus with the
existing pathway system. Pedestrian signals shoelldrovided at each of the intersections with
Main Street, both for traffic along and crossingiMa

Cut Through Traffic

As previously noted, development of the subjectt@aprovides an opportunity to make a
number of roadway connections and complete prelyiqulanned or considered roadway links.
Any time that opportunities like this are presente@ must be aware of the potential for “cut
through” traffic, be it real or perceived. Unforately, cut through traffic is often difficult to
identify and quantify. When public roads are comdted that happen to provide convenient
connections between other roadways or destinatidmscomes difficult to consider that traffic
“cut through”. In our experience, most cut througaffic, both real and perceived is a function
of inefficient collector or regional road systems iotersections. For example, as noted
previously, the existing traffic volume turning higfrom southbound Main Street entering The
Commons, is significant and approaching the leveene a separate turn lane should be
considered. It is also nearly the same as the wltirat exits the shopping center drives onto
southbound Teckler to reach westbound US Rte 14hi# traffic is not shopping in the
Commons or adjacent outlots, it could be considetgdhrough in nature.

It is our opinion that a portion of this trafficdgsibly a significant portion) could be redirected
and accommodated by the public roadway systenmsduthbound right turn lane existed at the
Main Street / US 14 intersection. However, thereassufficient room within the Right of Way
to allow installation of a turn lane at that locati

If the extension of Congress Parkway were choseromunction with an extension of Teckler,
portions of the aforementioned traffic would likeliioose that roadway connection to reach US
14 versus traveling through the shopping centeenTihe design decision that must be made is
to 1) attempt to deter this traffic from using tbenvenient public roadway connection or 2)
design an appropriate pavement section and roadwystgm to accommodate it. A number of
design options and methods exist to help allewdatehrough traffic. In general, it is preferable
to incorporate options that positively encouragerapriate speeds and operations, such as raised
crosswalks or traffic circles (roundabouts) in camaion with lower (but still appropriate) speed
limits instead of physical devices that restricavel patterns (such as traffic diverters,
inappropriately low speed limits, or cul-de-sacs).

Traffic Impact Study — Access Options
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The following is a brief summary of GHA'’s findindsr each of the various Options considered.
Since the specific land uses are not known, bult impact the ultimate traffic patterns, one
specific Option was not recommended.

OPTION “A”

1. Access points provided: Teckler extension, Waland South Walkup

2. Percent of Development Traffic Assigned to AscBoint:

Teckler AM = 36% PM = 35%
Walkup AM = 28% PM = 28%
South Walkup AM = 36% PM =37%

3. To provide acceptable LOS (i.e. LOS D or betfer) all movements at all access points
during both Peak Hours, the following improvemesitsild be necessary:

US 14 @ Teckler Signal Timing Modifications

Main Street @ S. Walkup Provide dual eastbounduefts, separate eastbound right
turn lane and southbound right turn lane. (Alteenat
Improvement # 2)

Main Street @ Congress City Planned dual westbtefbtlirn lanes. (Alternate
Improvement # 3)

Walkup @ Crystal Lake Ave. Install Traffic Sign&ll{ernate Improvement # 7)
4. Significant Evening Peak Hour traffic volumeri@ases (i.e. increase greater than 50%)
occurs at the following locations:
US 14 @ Teckler north approach, 53%
Main Street @ S. Walkup west approach, 83%
Walkup @ Crystal Lake Ave. south approach, 93%
5. “Cut-Through” potential limited if Walkup accessprivate as planned. Public connection to

Teckler could increase “Cut Through” considerabhay see some relocation from Commons
Shopping Center to ILC site depending upon routietefnal connection to Teckler.

6. Access points not dependent on rail spur relmecabut grade change concerns exist at S.
Walkup / Main Street intersection.

OPTION “B”

1. Access points provided:  Teckler extension, WaJi&outh Walkup and Congress Extension
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2. Percent of Development Traffic Assigned to Asdésint:

Teckler AM = 36% PM = 35%

Walkup AM = 28% PM = 28%

South Walkup AM = 12% PM = 10%

Congress AM = 24% PM = 26%

3. To provide acceptable LOS (i.e. LOS D or betfer) all movements at all access points

during both Peak Hours, the following improvemesitsild be necessary:

US 14 @ Teckler Signal Timing Modifications

Main Street @ S. Walkup None

Main Street @ Congress City Planned dual westbtefbtlirn lanes, westbound
through lane, northbound left turn lane. (Alternate
Improvement # 5)

Walkup @ Crystal Lake Ave. Install Traffic Sign&l{ernate Improvement # 7)

4. Significant Evening Peak Hour traffic volume reases (i.e. increase greater than 50%)
occurs at the following locations:

US 14 @ Teckler north approach, 53%
Walkup @ Crystal Lake Ave.  south approach, 93%

5. “Cut-Through” potential limited if Walkup accessprivate as planned. Public connection to
Teckler could increase “Cut Through” considerablyaffic currently turning left from
Congress and right from Main to US 14 may re-lochteugh public extension to Teckler.
Would expect reduced cut through in Commons shagppémter.

6. Congress extension dependent on rail spur rédoca

OPTION “C”

1. Access points provided: Teckler extension, Wialand Congress Extension

2. Percent of Development Traffic Assigned to Ascesint:

Teckler AM = 36% PM = 35%
Walkup AM = 28% PM = 28%
Congress AM = 36% PM = 37%
3. To provide acceptable LOS (i.e. LOS D or betfer)all movements at all access points

during both Peak Hours, the following improvememtaild be necessary:
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US 14 @ Teckler Signal Timing Modifications
Main Street @ S. Walkup None
Main Street @ Congress City Planned dual westbtefbtlirn lanes, westbound

through lane, northbound left turn lane. (Alternate
Improvement # 5)

Walkup @ Crystal Lake Ave. Install Traffic Sign&l{ernate Improvement # 7)

4. Significant Evening Peak Hour traffic volume reases (i.e. increase greater than 50%)
occurs at the following locations:

US 14 @ Teckler north approach, 53%
Walkup @ Crystal Lake Ave.  south approach, 93%

5. “Cut-Through” potential limited if Walkup acceissprivate as planned. Public connection to
Teckler could increase “Cut Through” considerablyaffic currently turning left from
Congress and right from Main to US 14 may re-lochteugh public extension to Teckler.
Would expect reduced cut through in Commons shagppamter.

6. Congress extension dependent on rail spur reboca

OPTION “D”

1. Access points provided: Teckler extension, Sdgtkup and Congress Extension

2. Percent of Development Traffic Assigned to Ascesint:

Teckler AM =36% PM =35%
South Walkup AM=19% PM=17%
Congress AM =45% PM =48%

3. To provide acceptable LOS (i.e. LOS D or betfer)all movements at all access points
during both Peak Hours, the following improvememtaild be necessary:

US 14 @ Teckler Signal Timing Modifications
Main Street @ S. Walkup None
Main Street @ Congress City Planned dual westbtefbtlirn lanes, westbound

through lane, northbound left turn lane, eastbadumal left
turn lanes. (Alternate Improvement # 6)

Walkup @ Crystal Lake Ave. Install Traffic Sign&dl{ernate Improvement # 7)
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Significant Evening Peak Hour traffic volume reases (i.e. increase greater than 50%)
occurs at the following locations:

US 14 @ Teckler north approach, 53%

No additional traffic on Walkup north of siteraffic currently turning left from Congress
and right from Main to US 14 may re-locate throyglblic extension to Teckler. Would
expect reduced cut through in Commons shoppingecent

6. Congress extension dependent on rail spur reboca
OPTION “E”
1. Access points provided: Teckler extension anatts@valkup
2. Percent of Development Traffic Assigned to Ascesint:
Teckler AM = 36% PM = 35%
South Walkup AM = 64% PM = 65%
3. To provide acceptable LOS (i.e. LOS D or betfer)all movements at all access points

during both Peak Hours, the following improvememtaild be necessary:
US 14 @ Teckler Signal Timing Modifications

Main Street @ S. Walkup Provide dual eastbounduefts, separate eastbound right
turn lane and southbound right turn lane. (Alteenat
Improvement # 2)

Main Street @ Congress City Planned dual westbdeftitlrn lanes. (Alternate
Improvement # 3)

Walkup @ Crystal Lake Ave. Install Traffic Sign&l{ernate Improvement # 7)

Significant Evening Peak Hour traffic volume reases (i.e. increase greater than 50%)
occurs at the following locations:

US 14 @ Teckler north approach, 53%

Main Street @ S. Walkup west approach, 148%

No additional traffic on Walkup north of siteraffic currently turning left from Congress
and right from Main to US 14 may re-locate throwsile to Teckler. Would expect reduced
cut through in Commons shopping center.

Access points not dependent on rail spur relmecabut grade change concerns exist at S.
Walkup / Main Street intersection.
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Comprehensive Land Use Plan 2020 Vision Summary Riew:

The Comprehensive Plan designates the subject pyopamarily for Urban Residential and
Office to a lesser extent. Urban Residential “espnts most of the existing residential areas
including a combination of single-family and mutimily housing types.” Within the Residential
Land Use section of the Comprehensive Plan, tHewolg goals and objectives are applicable to
this request:

Objective #3: Preserve and enhance the character and livabflgxisting residential areas.

= Promote uses in and around established neighboshdloat are compatible with the
residential character, such as low impact retailoffice uses or architectural style and
landscaping.

Objective #4: Provide for a reasonable rate of residential ¢ginadvat maximizes use of existing

infrastructure, public resources and limits negatimpact on the natural environment.

= Promote in-fill development in areas that are unsed or surrounded by established
neighborhoods, instead of promoting developmertherfringe of the City.

Lots 1 and 2 would need to be redesignated to Caoenehen commercial zoning is requested
in the future for these lots.

Additionally, the Transportation section of the Guehensive Plan suggests that Walkup Road
and Teckler Boulevard be extended in a manner stamgiwith the development of the property.

SUBDIVISION ORDINANCE VARIATION

In accordance with Section 3.9 of the Subdivisiordi@ance: The Planning and Zoning
Commission may recommend variations from theseireeents in specific cases which, in its
opinion, do not affect the general plan or theispirthe Ordinance.

Recommended Conditions:
A motion to recommend for approval of the petitioseequest with the following conditions:

1. Approved plans, to reflect staff and advisory boaainments, as approved by the City
Council:

A. Preliminary Plat of Subdivision (Smith Engineeri@gnsultants, dated 1/13/05)

2. Since the specific land uses are not known, butimpact the ultimate traffic patterns, the
final road layout and general site accesses witldiermined at Final Plat of Subdivision.

3. The petitioner shall address all comments of theldBy, Engineering, Fire/Rescue,
Planning and Utilities Departments; Hey and Asdesiareview of the engineering dated
April 12, 2005; and comments included in the t@aftudy completed by Gewalt Hamilton
Associates, Inc. dated, November 15, 2004.

Action:
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