
#2016-09 New Directions Rezone & SUP  
Project Review for Planning and Zoning Commission 

 
 
 
 
Meeting Date: March 16, 2016 
 
Requests: 1. Rezone the property from R-1 (Single-Family 

Residential) to R-3A (Two-Family Residential), and 
 2. Special Use Permit for a group dwelling. 
  
Location: 171 N. Lincoln Parkway 
 
Acreage: Approximately .45 acres 
 
Zoning: R-1 (Single-Family Residential) 
 
Surrounding Properties: North: R-1 (Single-Family Residential)  
 South: R-1 (Single-Family Residential) 

East: R-2 (Single-Family Residential) 
West: R-1 (Single-Family Residential) 
 

Staff Contact: Kathryn Cowlin (815.356.3615) 
 
 
Background:    

• Existing Use: The home is currently configured as a duplex.  The City has no building 
permit records of this conversion and cannot verify if it is a legally non-conforming 
structure. 

• Previous Approvals:  There are no previous approvals for the subject property. 

• New Directions Addiction Recovery Services: The petitioner is a nonprofit that currently 
operates The Other Side, a sober bar, at 93 E. Berkshire. The petitioner received a Special 
Use Permit and Use Variation for a “nightclub without alcohol” at 93 E. Berkshire in 
2012. 

Development Analysis:  
• Request: The petitioner is requesting a rezone from R-1 to R-3A and a Special Use 

Permit for a group dwelling at 171 N. Lincoln Parkway. 

• Land Use:  The Comprehensive Land Use map shows the area as Urban Residential 
which is an appropriate land use designation given the residential character of the area. 

• Zoning:  The site is zoned R-1.  Group dwellings are permitted as a special use in the R-
3A and R-3B zoning districts; therefore, the petitioner is requesting rezoning to the R-3A 
district. 
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REZONING  
• The property is currently zoned R-1 Single-Family Residential. 
• The property would be rezoned to R-3A Two-Family Residential to allow a group 

dwelling as a special use permit. 
 
The lot size, setback and bulk regulations for the R-1 Single-Family Residential and R-3A Two-
Family Residential zoning districts are as follows: 
 
 Lot Size 

 
Yards 
 

Bulk 
 

 Area Width Front Rear Total 
side 

Min 
side 

Side  
abut  
street 

Side 
abut  
resid  

Lot 
Cov 

FAR Height 
Princ 
Structure 

Height 
Access 
Structure 

 Sq. Ft. Ft. Ft. Ft. Ft. Ft. Ft. Ft. % - - Ft./St. Ft./St. 
R-1 10,000 80 30 20 20 8 30 0  50 .80 28/2 15/1 
R-3A* 11,000 75 30 20 18 7 30 0 60 .80 28/2 15/1 

*Two-Family residential, R-3A properties can be used as Single-Family residential with the following dimensional 
standards (area- 7,200sf, width- 65 ft, lot cov- 50%) 
 
The permitted uses in the “R-3A” Two-Family zoning district are: 

A. Single-Family detached dwelling 
B. Two-Family dwelling 
C. Library and Archives 
D.  Residential Wind Energy system as an accessory use 
E.   Farms and Farmhouses 
F.    Park 
G.   Preservation areas 

 
The uses allowed with a Special Use Permit: 

A.  Home Occupations (Limited Use Permit) 
B.  Family care (Limited Use Permit) 
C.        Group dwellings    
D.  Nursing care facilities 
E.   Continuing care retirement community 
F.   Family care 
G.   Elementary and secondary schools 
H.   Golf courses and country clubs 
I.   Squash/racquetball/handball/tennis club facility (as a principal use) 
J.   Bed-and-breakfast Inn (Limited Use Permit) 
K.   Hostels 
L.   Fire and rescue stations, police stations, public-safey related facility 
M.   Home day care, up to 8 children (Limited Use Permit) 
N.   Temporary shelters 
O.   Religious organizations 
P.   Cemeteries, columbarium and mausoleum 
Q. Outdoor sales, storage and display (as accessory use to farms) (Limited Use      

Permit) 
R. Bee keeping (Limited Use Permit) 
S. Private recreation field 
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T. Park and recreation facilities (Limited Use Permit) 
 

• UDO Standard: The zoning district criteria are: 

 
UDO 
Criteria 

Single-Family (E, RE, R-1, R-2)  
Districts (Existing) 

Two-Family (R-3A)  
District (Proposed) 

General These districts are the City's primary 
single-family detached residential 
districts. They permit a wide range of 
residential living styles and encourage a 
variety of housing types. 

This district is to encourage 
diverse functioning 
neighborhoods by allowing two-
family dwellings while still 
permitting detached single-
family dwellings. 

Character These districts allow a low to moderate 
density of development. They are 
characterized by a balance between the 
landscape and built environment with 
on-site landscaping and tree-lined 
streets that shelter the buildings. Open 
space and low impervious surface ratios 
characterize the built environment. 

This district allows for a 
moderate density of development 
with characteristics similar to 
single-family neighborhoods. It 
is characterized by moderate 
impervious surface ratios. 

Uses These districts are planned for 
residential neighborhoods, with a range 
of housing types to meet all residential 
needs. Complementary uses such as 
certain civic and open uses are 
permitted, but are subject to restrictions 
set forth in this Ordinance to preserve 
the residential nature of these districts. 

This district is for residential 
neighborhoods, while 
encouraging a variety of housing 
types to meet one and two-family 
residential needs. 
Complementary uses such as 
certain civic and recreational 
uses are permitted, but are 
subject to restrictions set forth in 
this Ordinance to preserve the 
residential nature of these 
districts. 
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• Below is a map of the current zoning districts in the area. The subject property is marked 
with the red dot.  

• Spot Zoning: The definition of spot zoning is “the process of singling out a small parcel 
of land for a use classification totally different from that of the surrounding area for the 
benefit of the owner of such property and to the detriment of other owners.” (Anderson's 
American Law of Zoning, 4th Edition, § 5.12 (1995)) 
 

 
 

GROUP DWELLING 

• The petitioner is requesting a Special Use Permit for a group dwelling. The group dwelling 
would be used as a sober living home for men who are in the early stages of sobriety. 

• UDO Standard:  
o The UDO defines a group dwelling as a nonmedical facility containing permanent 

accommodations in which there are common dining facilities for more than five 
persons, other than a family, such as boarding houses, congregate care facilities, 
dormitories, fraternity and sorority houses, convents, monasteries. Excluded from 
the definition of group dwelling are homes in which residents are criminal offenders 
or past criminal offenders. Excluded from this definition are hospitals, nursing 
homes, homes for aged or detoxification centers. 

o Group dwellings are permitted as a special use in the R-3A and R-3B zoning 
districts. 

o The UDO requires group dwellings to meet specific criteria, the criteria can be 
found in the Finding of Facts section of this report. 

o Group dwellings are required to provide 1 parking space per employee + 1 parking 
space per 3 adults. The required number of parking spaces for the subject property 
would be 6 spaces. 
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Comprehensive Land Use Plan 2030 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Urban Residential, which allows for 
existing and future single-family residential uses.  The following goal is applicable to this 
request: 
 
Land Use – Urban Residential 
Goal: Encourage a diversity of high quality housing in appropriate locations throughout 
the city that supports a variety of lifestyles and invigorates community character. 
 
This can be accomplished with the following supporting action: 
Supporting Action: Preserve and enhance the character and livability of existing residential 
area with architectural and development guidelines. Promote safe, clean and well-maintained 
housing by encouraging regular repair and maintenance of housing. 
 
 

Findings of Fact: 
REZONING 
Standards. In recommending approval or conditional approval of an amendment, the Planning 
and Zoning Commission shall transmit to the City Council written findings of fact that all of the 
conditions below apply to the application: 
 
a. How are the existing uses and zoning of nearby property affected; 
 
b. What is the extent to which property values are diminished by a particular zoning 

classification or restriction; 
 
c. What is the extent to which the destruction of property value of a petitioning property owner 

promotes the health, safety, morals, or general welfare of the public; 
 
d. What is the relative gain to the public as opposed to the hardship imposed on a petitioning 

property owner; 
 
e. What is the suitability of the subject property for its zoned purposes; 
 
f. What is the length of time the property has been vacant as zoned, considered in the context of 

land development in the area; 
 
g. What is the Comprehensive Plan designation and the current applicability of that designation; 
and 
 
h. Is there evidence or lack of evidence, of community need for the use proposed (R-3A zoning 
district)? 
 
SPECIAL USE PERMIT 
The petitioner has requested a Special Use Permit for a group dwelling.  Special Uses require a 
separate review because of their potential to impact surrounding properties and the orderly 
development of the City.  Section 2-400 of the Unified Development Ordinance establishes 
standard for all Special Uses in Crystal Lake.  The criteria are as follows: 
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1. That the proposed use is necessary or desirable, at the location involved, to provide a 

service or facility which will further the public convenience and contribute to the general 
welfare of the neighborhood or community. 

 Meets   Does not meet 
 

2. That the proposed use will not be detrimental to the value of other properties or 
improvements in the vicinity. 

 Meets   Does not meet 
 

3. That the proposed use will comply with the regulations of the zoning district in which it is 
located and this Ordinance generally, including, but not limited to, all applicable yard and 
bulk regulations, parking and loading regulations, sign control regulations, watershed, 
wetlands, and flood plain regulations, Building and Fire Codes and all other applicable City 
Ordinances. 

 
A parking plan has been submitted that shows 6 spaces located along the rear of the house, 
46 feet in depth.  A landscape plan would be required that illustrates how these cars would 
be screened from the surrounding properties.   
 
The property is located within the Crystal Lake Watershed.  Any new impervious will be 
subject to the Crystal Lake Watershed requirements. 
 
The proposed use would be required to meet all applicable Building and Life Safety Codes 
for the proposed use. 

   Meets   Does not meet 
 

4. That the proposed use will not negatively impact the existing off-site traffic circulation; 
will adequately address on-site traffic circulation; will provide adequate on-site parking 
facilities; and, if required, will contribute financially, in proportion to its impact, to 
upgrading roadway and parking systems. 

 Meets   Does not meet 
 

5. That the proposed use will not negatively impact existing public utilities and municipal 
service delivery systems and, if required, will contribute financially, in proportion to its 
impact, to the upgrading of public utility systems and municipal service delivery systems. 

 Meets   Does not meet 
 

6. That the proposed use will not impact negatively on the environment by creating air, 
noise, or water pollution; ground contamination; or unsightly views. 

 Meets   Does not meet 
 

7. That the proposed use will maintain, where possible, existing mature vegetation; provide 
adequate screening to residential properties; provide landscaping in forms of ground 
covers, trees and shrubs; and provide architecture, which is aesthetically appealing, 
compatible or complementary to surrounding properties and acceptable by community 
standards, as further detailed in Article 4, Development and Design Standards.  
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 Meets   Does not meet 
 

8. That the proposed use will meet standards and requirements established by jurisdictions 
other than the City such as Federal, State or County statutes requiring licensing procedures 
or health/safety inspections, and submit written evidence thereof.  

 Meets   Does not meet 
 

9. That the proposed use shall conform to any stipulations or conditions approved as part of a 
Special Use Permit issued for such use.  

 Meets   Does not meet 
 

10. That the proposed use shall conform to the standards established for specific special uses 
as provided in this section. 

 Meets   Does not meet 
 
Section 2-400 of the Unified Development Ordinance also establishes standards for specific uses 
in Crystal Lake. All group dwellings must comply with the following standards: 
 
a. Spacing between group homes: Group dwelling uses shall not be located within 1,000 feet of 

another group dwelling use. Measurements shall be made in a straight line, without regard to 
intervening structures or objects, from the property line of the proposed use to the property 
line of the existing use. 

 Meets   Does not meet 
There are no other group dwellings within 1,000 feet. 

 
b. Government approvals: Users and occupants must receive any and all required approvals from 

county, state, and federal government entities which permit the use of the premises in 
conformance with the approval for which they have applied. 

 Meets   Does not meet 
There are no state or federal governmental standards for a sober living home, the only 
requirement is the City’s special use permit for a group dwelling. 

 
c. Size requirements and occupancy limitation: A minimum of 50 square feet of bedroom space 

per resident for residential uses shall be provided. 

 Meets   Does not meet 
14 residents would be permitted. 
 

d. Owner's association restrictions: Provide written documentation that the proposed group 
dwelling will not violate any lawful covenants recorded against the property or bylaws of any 
homeowner's association to which the property is subject. 

 Meets   Does not meet 
There are no homeowner associations in the neighborhood of the subject property. 
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Recommended Conditions:  
If a motion is made to recommend approval of the petitioner’s request, the following conditions 
are recommended: 
 
1. Approved plans, to reflect staff and advisory board comments, as approved by the City 

Council: 
A. Application (NDARS, dated 02/24/16, received 02/25/16) 
B. Organization Information (NDARS, received 02/25/16) 
C. Floor Plans (NDARS, received 02/25/16) 
D. Business Plan (NDARS, received 02/29/16) 
E. Parking Plan (NDARS, received 3/11/16) 
 

2. The special use permit is granted for the New Directions Addiction Recovery Services. If the 
property is sold, the new owner must apply for a special use permit for a group dwelling. 
 

3. The UDO requires 50 square feet of bedroom space per resident, and the maximum number 
of residents for the subject property is 14 men, included in the total is the live-in house 
manager. 
 

4. Meetings for the current residents, staff and guest speakers may be held on the premises and 
shall not be open to the general public.  
 

5. The petitioner will work with staff to ensure the 6 parking spaces will be provided and the 
parking area must meet City Code requirements including requirements for any 
improvements in the Crystal Lake Watershed. 
 

6. The petitioner will work with staff to ensure the parking layout will meet City requirements. 
 

7. The parking area must be screened from neighboring properties with landscaping that meets 
the screening requirement of the UDO. 

 
8. The petitioner shall comply with all of the requirements of the Community Development, 

Public Works, Police and Fire Rescue Departments. 



















































file:///L|/...CURRENT%20PETITIONS/2016-09%20New%20Directions%20Rezone%20SUP/PZC/09%20Opposition%20letter%203-9-16.txt[3/11/2016 4:02:57 PM]

From:   Lisa Deal [lisa.deal@comcast.net]
Sent:   Wednesday, March 09, 2016 8:25 PM
To:     Kathryn Cowlin
Cc:     Deal, Willy
Subject:        171 Lincoln Parkway Proposed zoning

Hello Kaye,
Hopefully I spelled your name correctly.

I spoke with you briefly Wednesday. I planned to attend the hearing before the 
Zoning Commission on Wednesday March 16, however, I need to travel out of 
state next week to tend to my Father, who is having medical concerns.

My Property at 158 Evergreen Parkway is behind the Lincoln Parkway residence 
that is currently being considered for rezoning.

Chris Reed and 2 of his colleagues stopped by to talk with my husband and I 
regarding their proposal, which we appreciated. 

While I think the intent of Mr. Reed and his colleagues is good, I have a 
concern with having a facility to house up to a dozen people in the middle of 
a relatively quiet, single family home neighborhood, on less than a 1/2 acre 
lot. More people, more cars, more visitors, more noise, more garbage.

We have enough of a challenge with the apartment complex at the end of the 
street. My husband and I have stopped walking our dogs 'around the block' 
because there is always so much garbage overflowing the trash containers on 
those properties.

We enjoy the quiet community that has been our home for over 15 years. The 
depth of the properties on Lincoln Parkway and the barn at the back of the 
property at 171 Lincoln Parkway add to the appeal. We enjoy being able to 
spend time in our back yard with relative solitude. Peace and quiet when we 
want it, as well as the option to interact with our neighbors.

Another concern we have is the impact such rezoning could have on our property 
value, when the time comes that we do want to move.

I understand the reason that the property at 171 Lincoln was chosen, it was 
inexpensive and in serious need of renovation. However, that being said, we 
don't feel this is the right neighborhood for a group residence as proposed.

Respectfully Submitted,
Lisa Deal
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