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Crystal Lake Senior Residences

           Project Review for Planning and Zoning Commission
     
 
Meeting Date:  February 17
 
Request: Conceptual 

 
Location: 295
 
Acreage: Approximately 
 
Zoning: R-2 Single Family
 
Surrounding Properties: North

South
 East
 West

 
Staff Contact:   Elizabeth Maxwell 
________________________________________________________________________
 
Background:    

• The site is Lot 3, a 6-
subdivision.  As part of that subdivision, a traffic study was commissioned that 
for a 120-unit senior living development on this parcel

• Lot 3 is Immanuel Lutheran subdivision.  

• The petitioner is requesting a Conceptual review

 
Development Analysis:  
Land Use/Zoning 

• The site is currently zoned 
Continuing Care Retirement Community 
Special Use within this zoning district.  

• The petitioner would request a rezoning to R
overlay.  This would allow the project to proceed through the conceptual, Preliminary 
and Final PUD application phases.  

• The current land use is Urban Residential
uses including single-family and multi
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Crystal Lake Senior Residences – Conceptual PUD
Project Review for Planning and Zoning Commission

February 17, 2016 

Conceptual review for the Crystal Lake Senior Residences

295 Pathway Court 

Approximately 6 acres 

2 Single Family 

North: R-2 Single Family 
South: R-2 Single Family 
East: B-2 General Commercial 
West: R-2 Single Family 

 
Elizabeth Maxwell (815.356.3615) 

________________________________________________________________________

-acre-lot, and was created as part of the Immanuel Lutheran 
As part of that subdivision, a traffic study was commissioned that 

unit senior living development on this parcel.  

is Immanuel Lutheran subdivision.   

The petitioner is requesting a Conceptual review for a senior housing project

site is currently zoned R-2 Single Family Residential.  Senior housing is classified as 
Retirement Community without nursing facilities and is allowed as a 

Special Use within this zoning district.   

The petitioner would request a rezoning to R-2 PUD with the Planned Unit Development 
overlay.  This would allow the project to proceed through the conceptual, Preliminary 
and Final PUD application phases.   

Urban Residential.  This would allow for a variety of residential 
family and multi-family uses.   

  

Conceptual PUD 
Project Review for Planning and Zoning Commission 

Crystal Lake Senior Residences. 

________________________________________________________________________ 

Immanuel Lutheran 
As part of that subdivision, a traffic study was commissioned that planned 

a senior housing project. 

Single Family Residential.  Senior housing is classified as 
without nursing facilities and is allowed as a 

2 PUD with the Planned Unit Development 
overlay.  This would allow the project to proceed through the conceptual, Preliminary 

would allow for a variety of residential 
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General 
• The project is for seniors and includes low and very low income seniors, providing a 

housing option for residents wishing to remain in Crystal Lake. 

• It features 1 and 2 bedroom units with all appliances. 

• The project would require a variation for building height 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 the bike path, park areas, and shopping. 
 
 
Site Layout 

• A driveway connection is shown off Pathway Court leading into the site.  The roadway 
turns to lead into the parking area, which is tucked behind the building. 

• The three-story building is along the south half of the lot, far from the single-family 
residences. 

 
Building Elevations 

• The building has been designed to appear very residential in character with a pitched roof 
with several dormers. 

• The building would be constructed with Hardi-Board cement fiber siding with a stone base.   

• Glazed masonry tile provides an accent color in the bay areas and over the main entrance. 

 
Landscape 

• The petitioner has illustrated landscape around the site and in the parking lot. 

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

 
Parking 

• The parking lot provides 126 parking spaces.  The requirement for Continuing Care 
Retirement Community is 0.5 spaces per dwelling unit.  This is typically for nursing care 
facilities and not independent living.  This would only require 40 parking spaces.  The 
requirement for apartments is 1.5 per 1 bedroom and 2 per 2 bedroom and 0.25 for guest 
parking.  Using this calculation would require 160 spaces.  For this type of use, the parking 
demand is somewhere in the middle, as usually each unit only has 1 car and then some 
employee parking.  126 spaces should be sufficient to support the parking needs of the 
project.   

• When Immanuel Lutheran went through their subdivision process, there was discussion that 
the connection from Teckler Boulevard was needed to cross the railroad tracks and connect 
to Main Street at Congress Parkway.  In 2007, City Council made the determination that 
each lot could come forward with their development proposal prior to the roadway 
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construction.  City staff is currently working on an action plan for City Council’s 
consideration for these improvements 

• As part of the Final Plat approval, this lot is responsible for its fair share of the 
improvements to the intersection connection at Teckler Boulevard / Congress Parkway and 
the abandonment of the crossing at the S. Walkup stub into the retail center.  The formula 
for determining the final contribution is being finalized by staff to be reviewed and 
approved by the City Council. 

 

Planning and Zoning Commission Discussion:  
 
The following comments are for discussion and consideration in future submittals: 
 

 
1. The building is residential in character with a peaked roof, Hardi-Board siding, and a 

variety of window bays.  Is this residential style of architecture appropriate for the area? 
 

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

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











 

PIQ 































#2005
Immanuel Lutheran
Project Review for Planning and Zoning Commission

 
 
 
 
Meeting Date: 
 
Zoning Requests: 
 
1. Preliminary Plat of Subdivision to create 4 lots.
2. Subdivision Ordinance Variation from Section 3.4

for a cul-de-sac to allow 1,580 feet.
 
Location: 
 
Acreage: 
 
Existing Zoning: 
 
Surrounding Properties: 

 
Staff Contact: 
 
 
Background: 
The petitioner is requesting a Prelim
site for development.  The petitioner has indicated that they will ultimately seek B
Highway Service Business District zoning for the proposed Lots 1 and 2.  A senior living facility 
may be proposed for Lot 3.  A church, meeting hall, school and athletic fields is proposed for Lot 
4.  On the conceptual site plan, Teckler Boulevard extends into the site and a potential Congress 
Parkway extension connects with Teckler.  A private drive for 
extends from the terminus of Walkup Avenue.
 
 
Land Use Analysis:  
The proposed subdivision and uses would be compatible with the existing uses in the area.  
Commercial would be appropriate for both Lots 1 and 2.  Lot 1 is adjace
Shopping Center, has frontage along Main Street and would have access from Walkup Avenue and 

#2005-14 

Immanuel Lutheran  
Project Review for Planning and Zoning Commission

May 4, 2005 

 

Preliminary Plat of Subdivision to create 4 lots. 
Subdivision Ordinance Variation from Section 3.4-2(h) from the maximum length of 500 feet 

sac to allow 1,580 feet. 

North of Teckler Blvd., West of Main Street

60.37 acres 

R-2 Single-family Residential 

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

Brian Grady  (815) 356-3615 

The petitioner is requesting a Preliminary Plat of Subdivision in an effort to eventually market the 
site for development.  The petitioner has indicated that they will ultimately seek B
Highway Service Business District zoning for the proposed Lots 1 and 2.  A senior living facility 

be proposed for Lot 3.  A church, meeting hall, school and athletic fields is proposed for Lot 
4.  On the conceptual site plan, Teckler Boulevard extends into the site and a potential Congress 
Parkway extension connects with Teckler.  A private drive for church and emergency access 
extends from the terminus of Walkup Avenue. 

The proposed subdivision and uses would be compatible with the existing uses in the area.  
Commercial would be appropriate for both Lots 1 and 2.  Lot 1 is adjacent to the Commons 
Shopping Center, has frontage along Main Street and would have access from Walkup Avenue and 

Project Review for Planning and Zoning Commission 

2(h) from the maximum length of 500 feet 

North of Teckler Blvd., West of Main Street 

 

inary Plat of Subdivision in an effort to eventually market the 
site for development.  The petitioner has indicated that they will ultimately seek B-2 PUD 
Highway Service Business District zoning for the proposed Lots 1 and 2.  A senior living facility 

be proposed for Lot 3.  A church, meeting hall, school and athletic fields is proposed for Lot 
4.  On the conceptual site plan, Teckler Boulevard extends into the site and a potential Congress 

church and emergency access 

The proposed subdivision and uses would be compatible with the existing uses in the area.  
nt to the Commons 

Shopping Center, has frontage along Main Street and would have access from Walkup Avenue and 
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Teckler Boulevard.  Access to Main Street via a potential Congress Parkway extension may be 
possible in the future.  Two financial institutions and a vacant commercial site are located across 
Main Street from the site. 
 
Lot 2 would have access from Teckler Boulevard and access to Main Street via a potential 
Congress Parkway extension, which may be possible in the future.  A financial institution is 
located across Main Street from the site. 
 
Lot 3 would be located at the north end of the Teckler Boulevard cul-de-sac.  The planned senior 
living facility would provide a transition between the existing R-2 Single-family Residential 
subdivision to the north and the proposed commercial to the south.  The site has close proximity to 
commercial along Route 14 and is one-half mile from downtown. 
 
Lot 4 would be located to the west of the Teckler Boulevard cul-de-sac.  A private drive would 
extend to Walkup Avenue.  The proposed church, meeting hall, school and athletic fields would be 
compatible with the adjacent R-2 Single-family Residential subdivision and athletic fields (Central 
High School). 
 
The proposed subdivision would require a Subdivision Ordinance Variation.  The entire Teckler 
Boulevard extension would be a cul-de-sac if Congress Parkway cannot be extended into the site. 
 
Traffic Impact Study  
Gewalt Hamilton Associates (GHA), the City’s traffic consultant for the proposal, conducted a 
traffic study for the proposed subdivision.  Suggested site plan elements and general planning 
considerations have been provided.  GHA also provided access options for the proposal.  For each 
access option there is a set of roadway improvements that can accommodate the anticipated levels 
of additional traffic at the various study intersections.  A conservative approach was utilized to 
determine the potential traffic impacts of the proposed subdivision on adjacent development and 
area roadways.  It was noted that a careful balance between development access flexibility, impact 
to adjacent developments and the amount / cost of the necessary improvements to provide safe and 
efficient operations must be met to have a successful development.  Pertinent excerpts from the 
traffic study are provided below.  
 
 
Traffic Impact Study – Suggested Site Plan Elements and General Planning Considerations 
(GHA Traffic Study – relevant excerpts) 
 
Development Components 
 
First and foremost, the actual components of the development need to be determined. At this 
time our analysis has been based on what we believe is the most likely scenario for development 
including the ILC church and school buildings, a senior living facility, a future public library and 
some speculative office space. As noted previously, based on the information at hand the ILC 
site would be expected to generate more Peak Hour traffic with the inclusion of a Library facility 
so that option was selected to help ensure the maximum traffic impacts of the site are tested. 
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However, in addition to the traffic generations and impacts, the composition of the development 
should be considered when making the decisions about access locations. A site comprised mainly 
of institutional or campus type components needs and wants a different type of access and 
roadway system than a development with a large office component. Offices buildings need to be 
clearly marked and accommodate delivery vehicles and visitors on a regular basis. While safe 
and efficient access is also important, a campus type setting can be more geared to interaction 
between the similar uses and designed to control traffic volumes and speed to be more pedestrian 
friendly. 
 
Development Roadways 
 
It is our opinion that extensions of Congress, Teckler and S. Walkup, if selected should be built 
in publicly dedicated Right of Ways. The extension of Walkup from the north should be a public 
road if it is intended to connect directly with Teckler and potentially Congress or S. Walkup. If a 
private connection to serve a parking area or single development is selected (as indicated on the 
Hoffman plan) then it is reasonable that the extension simply act as a private drive or access 
point. All public roadways should be constructed in accordance with City standards, for ROW, 
pavement section, curb, etc.  
 
Offsite Roadway Improvements 
 
While Exhibits 8a & 8b schematically represent potential improvements to offsite roadways and 
intersections necessary to accommodate anticipated development traffic, a number of additional 
issues will need to be addressed as the development moves forward. Components of the offsite 
improvements such as Right of Way needs, grading, drainage, and certainly construction costs 
will have to be evaluated by both the developers and the City. Certain locations provide more 
challenges for improvements than others. For example, improvements to the S. Walkup / Main 
Street intersection will have to account for the existing grade difference between the rail spur / 
Prairie Path and the Main Street pavement. Significant modifications to this intersection as 
depicted in “Alternate Improvement # 2” may be cost prohibitive in terms of grade adjustments 
or ROW needs. Another critical location is the potential extension of Congress Parkway. As 
previously discussed, the City has a plan to provide dual westbound left turn lanes on the east leg 
of the Congress Parkway / Main Street intersection. This can be accommodated by removing the 
existing median on Congress Parkway and re-striping the median on Main Street. However, to 
provide a separate through lane into the ILC parcel in addition to the dual left turn lanes would 
require further widening of both Congress Parkway and widening of Main Street.   
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Pedestrian Links 
 
The development of the ILC property will allow the City to make some significant pedestrian 
links through the development. We recommend at a minimum that sidewalks will be provided on 
both sides of the roadways, but would also suggest that a Prairie Path connection (i.e. wider, 
multi use cross section) be considered to connect CLC HS as well as the ILC campus with the 
existing pathway system. Pedestrian signals should be provided at each of the intersections with 
Main Street, both for traffic along and crossing Main. 
 
Cut Through Traffic 
 
As previously noted, development of the subject parcel provides an opportunity to make a 
number of roadway connections and complete previously planned or considered roadway links. 
Any time that opportunities like this are presented one must be aware of the potential for “cut 
through” traffic, be it real or perceived. Unfortunately, cut through traffic is often difficult to 
identify and quantify. When public roads are constructed that happen to provide convenient 
connections between other roadways or destinations it becomes difficult to consider that traffic 
“cut through”. In our experience, most cut through traffic, both real and perceived is a function 
of inefficient collector or regional road systems or intersections. For example, as noted 
previously, the existing traffic volume turning right from southbound Main Street entering The 
Commons, is significant and approaching the level where a separate turn lane should be 
considered. It is also nearly the same as the volume that exits the shopping center drives onto 
southbound Teckler to reach westbound US Rte 14. If this traffic is not shopping in the 
Commons or adjacent outlots, it could be considered cut through in nature.  
 
It is our opinion that a portion of this traffic (possibly a significant portion) could be redirected 
and accommodated by the public roadway system if a southbound right turn lane existed at the 
Main Street / US 14 intersection. However, there is not sufficient room within the Right of Way 
to allow installation of a turn lane at that location. 
 
If the extension of Congress Parkway were chosen in conjunction with an extension of Teckler, 
portions of the aforementioned traffic would likely choose that roadway connection to reach US 
14 versus traveling through the shopping center. Then the design decision that must be made is 
to 1) attempt to deter this traffic from using the convenient public roadway connection or 2) 
design an appropriate pavement section and roadway system to accommodate it. A number of 
design options and methods exist to help alleviate cut through traffic. In general, it is preferable 
to incorporate options that positively encourage appropriate speeds and operations, such as raised 
crosswalks or traffic circles (roundabouts) in combination with lower (but still appropriate) speed 
limits instead of physical devices that restrict travel 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 findings for each of the various Options considered.  
Since the specific land uses are not known, but will impact the ultimate traffic patterns, one 
specific Option was not recommended. 
 
OPTION “A” 
 
1.  Access points provided: Teckler extension, Walkup and South Walkup 
 
2.  Percent of Development Traffic Assigned to Access Point: 
 

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 better) for all movements at all access points 

during both Peak Hours, the following improvements would be necessary: 
 

US 14 @ Teckler   Signal Timing Modifications 
 

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

 

Main Street @ Congress City Planned dual westbound left turn lanes. (Alternate 
Improvement # 3) 

 

Walkup @ Crystal Lake Ave. Install Traffic Signal (Alternate Improvement # 7) 
 
4.  Significant Evening Peak Hour traffic volume increases (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 access is private as planned. Public connection to 

Teckler could increase “Cut Through” considerably. May see some relocation from Commons 
Shopping Center to ILC site depending upon route of internal connection to Teckler. 

 
6. Access points not dependent on rail spur relocation, but grade change concerns exist at S. 

Walkup / Main Street intersection. 
 
OPTION “B” 
 
1. Access points provided: Teckler extension, Walkup, South Walkup and Congress Extension 
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2. Percent of Development Traffic Assigned to Access Point: 
 

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 better) for all movements at all access points 

during both Peak Hours, the following improvements would be necessary: 
 

US 14 @ Teckler   Signal Timing Modifications 
 

Main Street @ S. Walkup  None 
 

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

 

Walkup @ Crystal Lake Ave. Install Traffic Signal (Alternate Improvement # 7) 
 
4. Significant Evening Peak Hour traffic volume increases (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 access is private as planned. Public connection to 

Teckler could increase “Cut Through” considerably. Traffic currently turning left from 
Congress and right from Main to US 14 may re-locate through public extension to Teckler. 
Would expect reduced cut through in Commons shopping center. 

 
6. Congress extension dependent on rail spur relocation. 
 
OPTION “C” 
 
1. Access points provided: Teckler extension, Walkup and Congress Extension 
 
2. Percent of Development Traffic Assigned to Access Point: 
 

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 better) for all movements at all access points 

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

Main Street @ S. Walkup  None 
 

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

 

Walkup @ Crystal Lake Ave. Install Traffic Signal (Alternate Improvement # 7) 
 
4. Significant Evening Peak Hour traffic volume increases (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 access is private as planned. Public connection to 

Teckler could increase “Cut Through” considerably. Traffic currently turning left from 
Congress and right from Main to US 14 may re-locate through public extension to Teckler. 
Would expect reduced cut through in Commons shopping center. 

 
6. Congress extension dependent on rail spur relocation. 
 
OPTION “D” 
 
1. Access points provided: Teckler extension, South Walkup and Congress Extension 
 
2. Percent of Development Traffic Assigned to Access Point: 
 

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 better) for all movements at all access points 

during both Peak Hours, the following improvements would be necessary: 
 

US 14 @ Teckler   Signal Timing Modifications 
 

Main Street @ S. Walkup  None 
 

Main Street @ Congress City Planned dual westbound left turn lanes, westbound 
through lane, northbound left turn lane, eastbound dual left 
turn lanes. (Alternate Improvement # 6) 

 

Walkup @ Crystal Lake Ave. Install Traffic Signal (Alternate Improvement # 7) 
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4. Significant Evening Peak Hour traffic volume increases (i.e. increase greater than 50%) 
occurs at the following locations: 

 

US 14 @ Teckler   north approach, 53% 
 

 
5. No additional traffic on Walkup north of site. Traffic currently turning left from Congress 

and right from Main to US 14 may re-locate through public extension to Teckler. Would 
expect reduced cut through in Commons shopping center. 

 
6. Congress extension dependent on rail spur relocation. 
 
OPTION “E” 
 
1. Access points provided: Teckler extension and South Walkup 
 
2. Percent of Development Traffic Assigned to Access Point: 
 

Teckler    AM = 36%  PM = 35% 
 

South Walkup   AM = 64%  PM = 65% 
 
3. To provide acceptable LOS (i.e. LOS D or better) for all movements at all access points 

during both Peak Hours, the following improvements would be necessary: 
 

US 14 @ Teckler   Signal Timing Modifications 
 

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

 

Main Street @ Congress City Planned dual westbound left turn lanes. (Alternate 
Improvement # 3) 

 

Walkup @ Crystal Lake Ave. Install Traffic Signal (Alternate Improvement # 7) 
 
4. Significant Evening Peak Hour traffic volume increases (i.e. increase greater than 50%) 

occurs at the following locations: 
 

US 14 @ Teckler   north approach, 53% 
 

Main Street @ S. Walkup  west approach, 148% 
 

 
5. No additional traffic on Walkup north of site. Traffic currently turning left from Congress 

and right from Main to US 14 may re-locate through site to Teckler. Would expect reduced 
cut through in Commons shopping center. 

 
6. Access points not dependent on rail spur relocation, but grade change concerns exist at S. 

Walkup / Main Street intersection. 
 



#2005-14  Immanuel Lutheran  Project Review for Planning and Zoning Commission 
Preliminary Plat of Subdivision 

 9

 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property primarily for Urban Residential and 
Office to a lesser extent.  Urban Residential “represents most of the existing residential areas 
including a combination of single-family and multi-family housing types.”  Within the Residential 
Land Use section of the Comprehensive Plan, the following goals and objectives are applicable to 
this request: 
 
Objective #3: Preserve and enhance the character and livability of existing residential areas. 
� Promote uses in and around established neighborhoods that are compatible with the 

residential character, such as low impact retail or office uses or architectural style and 
landscaping. 

Objective #4:  Provide for a reasonable rate of residential growth that maximizes use of existing 
infrastructure, public resources and limits negative impact on the natural environment. 
� Promote in-fill development in areas that are underused or surrounded by established 

neighborhoods, instead of promoting development on the fringe of the City. 
 
Lots 1 and 2 would need to be redesignated to Commerce when commercial zoning is requested 
in the future for these lots. 
 
Additionally, the Transportation section of the Comprehensive Plan suggests that Walkup Road 
and Teckler Boulevard be extended in a manner consistent with the development of the property.  
 
SUBDIVISION ORDINANCE VARIATION 
In accordance with Section 3.9 of the Subdivision Ordinance:  The Planning and Zoning 
Commission may recommend variations from these requirements in specific cases which, in its 
opinion, do not affect the general plan or the spirit of the Ordinance.   
 
Recommended Conditions:  
A motion to recommend for approval of the petitioner’s request with the following conditions: 
 
1. Approved plans, to reflect staff and advisory board comments, as approved by the City 

Council: 
A. Preliminary Plat of Subdivision (Smith Engineering Consultants, dated 1/13/05) 

2. Since the specific land uses are not known, but will impact the ultimate traffic patterns, the 
final road layout and general site accesses will be determined at Final Plat of Subdivision. 

3. The petitioner shall address all comments of the Building, Engineering, Fire/Rescue, 
Planning and Utilities Departments; Hey and Associates’ review of the engineering dated 
April 12, 2005; and comments included in the traffic study completed by Gewalt Hamilton 
Associates, Inc. dated, November 15, 2004. 

 
 
Action:   
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