#2016-10 Kensington Subdivision — Rezoning,
Comprehensive Plan Amendment, Preliminary Plat,
Preliminary PUD and Variations

Project Review for Planning and Zoning Commission

Meeting Date:
Requests:

April 20, 2016

1. Comprehensive Plan Amendment to change the land use
designation from Estate Residential and Office to Urban
Residential, High Density Residential and Commerce.

2. Rezoning to R-2 PUD Single-Family, R-3B PUD Multi-Family
Residential and B-2 PUD General Commercial.

3. Preliminary Plat of Subdivision to create 300 single-family lots
and 203 multi-family lots with outlots for detention, open
space and park site.

4. Preliminary Planned Unit Development for a 503-lot residential
development.

5. Variations from Section 3-200(A)(6) Multi-Family Residential
Dimensional Standards to allow:

a. A lot area less than the required 13,400 square feet to
allow a minimum of 3,820 square feet,

b. A lot width less than the required 80 feet to allow a
minimum of 71.92 feet,

c. A front yard setback of zero from the required 30 feet,

d. A rear yard setback of zero feet from the required 20
feet,

e. A side yard setback of zero feet from the minimum
required 8 feet,

f. A corner-side yard setback of less than 30 feet to allow a
minimum of 3 feet,

g. A yard abutting a residential district that is less than the
required 50 feet to allow a minimum of 25 feet,

h. A maximum building coverage of up to 80% that is
greater than the maximum of 30%,

I. A maximum impervious surface coverage of up to 85%
that is greater than the maximum of 65%, and

J. A maximum floor area ratio of up to 1.40 that is greater
than the maximum of 0.60.
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6. Variation from Section 3-300(D) Locations of Buildings to
allow townhomes that do not abut a public or private street,

7. Variation from Section 5-300(G)(1) Open Space Requirements
and Standards for Conversation Design to allow 20% open
space instead of the required 40%.

Location: North of Route 176, west of Bryn Mawr Lane
Acreage: Approximately 192 acres
Existing Zoning: RE PUD Residential Estate and O PUD Office

Surrounding Properties:  North: A-1 Agriculture (McHenry County)

Staff Contact:

South: B-2 General Business (Village of Lakewood) & E
Estate

East: RE PUD Residential Estate Planned Unit Development

West: AG Agricultural (Village of Lakewood)

Kathryn Cowlin (815.356.3615)

Background:

e Existing Use: This property is the former St. Aubin Nursery and farmland. The property
was part of the original Bryn Mawr Subdivision concept plan and was proposed to be
developed as phase two.

e Previous Approvals:

0 2001: The subject property, as well as phase | of Bryn Mawr, was annexed into

the City of Crystal Lake. The property was zoned Residential Estate and Office
Planned Unit Development and the preliminary plat for 331 single-family lots was
approved.

2004: Preliminary and Final PUD/ Plat of Subdivision for Phase | of Bryn Mawr
was approved.

2009: Rezoning, Comprehensive Plan Amendment and Conceptual Review. A
request was brought before the PZC and City Council for townhomes at the
intersection of Bryn Mawr Lane and Route 176. The request received a negative
recommendation from PZC and did not appear before the City Council.

2010: Conceptual Review and Annexation Agreement Amendment. A request for
feedback for the construction of townhomes, in a similar layout to today’s request,
was brought to the PZC and City Council. Overall, the PZC and City Council
liked that the wetlands were being protected and seemed to favor the layout
compared to the original preliminary plat. Both had concerns about density. The
City Council conditionally approved an amendment to the Annexation Agreement
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to allow townhomes. The amendment was contingent on the approval of a
boundary line agreement amendment, which was never pursued.

0 2015: Conceptual Review. Similar to today’s request, a proposed townhome and
single-family development went before the PZC and City Council. The PZC felt
that the lots should be larger, less density, and they were concerned with the
sewer capacity and boundary agreement with Lakewood. The City Council felt
that the proposed density was too high, but that they would be willing to look at
an increase in density for that area.

The plans submitted do not meet the UDO requirements for a preliminary plat of
subdivision or preliminary PUD development. The plans do not sufficiently address
stormwater management or infrastructure improvements. The engineering plans do not
match the plat of subdivision. Architectural submittals are lacking detail. Due to contract
contingencies, the petitioner has requested to move forward and understands that any
approval is contingent on the conditions of approval starting on page 9 of this report.

Once submittals are received, additional variations may be necessary, requiring another
petition with notification and hearings as required by the UDO.

Development Analysis:

Land Use/Zoning

The site is currently zoned RE PUD- Residential Estate Planned Unit Development and O
PUD- Office Planned Unit Development. The petitioner is requesting to rezone the
property to R-3B Multi-Family Residential PUD, R-2 Single-Family Residential PUD
and B-2 General Commercial PUD.

The land use map shows the area as Estate Residential and Office. These are not the
appropriate land use designations for multi-family, dense single-family residences and
commerce.

Preliminary Planned Unit Development/Preliminary Plat of Subdivision

The petitioner is proposing 300 single-family lots and 203 multi-family lots.

The boundary line agreement with the Village of Lakewood would have to be amended in
order for the subdivision to be developed as proposed.

The lot, yard and bulk requirements of the requested zoning districts are provided below.
The single-family lots meet the UDO dimensional standards for the R-2 zoning district.

Variations are required from the R-3B zoning district requirements for the multi-family
residential lots.

0 The townhome models overhang the lot lines. The stairways/porches do not fit on
the proposed townhome lots.
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Site Layout
e The subject property is within the conservation design overlay district. The petitioner has
followed the conservation design steps by identifying the natural areas and creating the
layout of the lots and streets around those natural areas.

e Bryn Mawr Lane, Helen Street and Achilles Lane would be extended into this new
subdivision. Also, Helen Street would intersect Route 176, which would create a second
entrance for the neighborhoods.

e The petitioner has proposed to protect the wetland located at the southwest corner of the
development. The existing high quality trees are also being saved in the proposed Crystal
Lake Park District donation outlot.

e The petitioner has made changes to the request since the conceptual review in 2015. The
petitioner eliminated lots and created a park donation for the Crystal Lake Park District.

Density

e The proposed site layout meets the UDO density requirements for an R-2 and R-3B
development in a conservation overlay district.

Landscape
e The petitioner has submitted a preliminary landscape plan, which illustrates street trees
and the typical multi-family landscaping. A final landscape plan would be presented with
the final plat of subdivision.

e The Annexation Agreement does waive the requirement for street trees for single-family
detached lots. If street trees are not included in the final landscape plan, the final
covenants in the subdivision will require the planting of at least one tree as part of the
front yard landscaping of each home.

Building Elevations- Single-Family Detached Homes
e New housing subdivisions are required to meet the two mandatory criteria and at least
three of the optional criteria. The architectural plans submitted do not meet the criteria.

Building Elevations- Multi-Family Attached Homes
e New multi-family housing subdivisions are required to meet the three mandatory criteria.
The architectural plans submitted do not provide enough detail to determine if they meet
the criteria.

Traffic Study Analysis
e The study found that another entrance to the subdivision should be constructed. Helen
Street would intersect with Route 176. The geometry should be identical to the existing
Route 176/Bryn Mawr intersection. The intersection should be unsignalized with stop
control on the Helen Street leg.
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e The study also found that improvements to the Route 176/Route 47 intersection would be
warranted. A westbound right-turn overlap phase that runs concurrently with the
southbound left-turn phase and re-optimizing the traffic signal timings would be
necessary as determined by IDOT.

Utilities
e Currently, there is no capacity downstream as this area is tributary to Lift Station #15
which is at capacity. The following would be required improvements:

0 Relocate the Lift Station #30 forcemain about 100 feet to the south side of Route
176 to the first downstream manhole to bypass Lift #15. This will provide about
350 PE or 100 single family homes. No additional connections would be allowed
until the next level of improvements is construction.

0 Upgrade the pumps in Lift Station #30 to 11HP. This would provide capacity for
410 PE or about 117 single family homes. No additional connections would be
allowed until the next level of improvements is constructed.

0 Upgrade Lift station #30 with a triplex pump system and wet well expansion and
forcemain increase to 8” and extended on Heather. This would provide the
capacity for the remainder of the development.

e Asa general note, capacity is available unless allocated by others first.
e The petitioner has agreed to commence the necessary infrastructure improvements in
order to service the development.

Comprehensive Land Use Plan 2030 Vision Summary Review:

Land Use - Residential
e The Comprehensive Plan designates the subject property as Estate Residential, which
allows for existing and future homes. The Estate Residential and Urban Residential share
the common goal for residential land use. A Comprehensive Plan Amendment would be
required for the proposed density.

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: Encourage a diversity of housing types throughout the city, which satisfy
wide-range needs for all persons regardless of age, race, religion, national origin, physical ability
and economic level for existing and future city residents.

Success Indicator:  Approval of single-family residential developments and multi-family
residential developments.

Land Use — Commerce
e Comprehensive Plan designates the subject property as Office. A Comprehensive Plan
Amendment would be required to change the land use designation to Commerce.
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Goal: Maintain a dynamic and sustainable base of commercial uses that provides a solid tax
base, goods, services and jobs to the city as well as the surrounding region through coordination
in the Unified Development Ordinance, Comprehensive Land Use Plan and Economic
Development Strategic Plan.

This can be accomplished with the following supporting action:

Supporting Action: Promote developments that conserve open space and unique natural
features, provide for efficient internal circulation, and encourage quality landscaping and
building design.

Success Indictors: The number of conservation subdivisions approved.

Housing — Single-Family Housing
Goal: Promote strong neighborhoods by preserving their character and historical significance
and ensuring that they are well served by a variety of community facilities and services.

This can be accomplished with the following supporting action:
Supporting Action: Encourage quality subdivision design.
Success Indicator:  Number of new conservation subdivisions.

Housing — Multi-Family Housing
Goal: Provide an appropriate mix of multi-family housing to add density to appropriate areas
and allow for mixed-use development.

This can be accomplished with the following supporting action:

Supporting Action: Promote well designed unique multi-family communities.

Success Indicator: Number of new multi-family subdivisions with open space or connected to
services or each other.

Findings of Fact:

COMPREHENSIVE PLAN AMENDMENT

This petition requests a Comprehensive Land Use Plan Amendment from Office to Commerce
for the 28 acres along Route 176 and from Estate Residential to Urban Residential for the single
family lots and High Density Residential for the townhouse lots. In concert with the requested
Comprehensive Plan changes, the requested zoning districts: B-2 PUD General Commercial, R-2
PUD for the single family, and R-3B PUD for the town houses.

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;
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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)?

PRELIMINARY PLAT OF SUBDIVISION
The petitioner is proposing a 300 single family lot and 203 multi-family lot development with
outlots for detention, open space and park space.

The lot, yard and bulk requirements of the R-2 Single Family and R-3B Multi-Family zoning
districts are provided below. All of the proposed single family lots meet the minimum lot size
and yard requirements for the R-2 zoning district. The proposed townhome lots require variations
from the R-3B zoning district.

Use Lot Size Yards Bulk
Area Width Front | Rear | Total Min | Side Side Lot FAR Height Height
side side abut abut Cov Princ Access
street | resid Structure Structure
Sq. Ft. | Ft. Ft. Ft. | Ft. Ft. | Ft. | Ft. % | -- Ft./St. | Ft./St.

R-2 8,400 |70 30 |20 |18 30 |0 50 | .80 | 28/2 15/1
R-3B | 5,400+ 60+10 |30 |20 /30 |8 |30 |50 65 | .60 |36 15/1

\l

4,000 | exch
for each adgiltlonal
additional | U™t

unit

PRELIMINARY PLANNED UNIT DEVELOPMENT
The petitioner has requested a preliminary PUD for a 503 lot residential development. The
commercial property would come through as a separate PUD. PUDs must also meet the standards
in Section 4-500(C), Development Standards and 4-500(D), Additional standards for Planned Unit
Developments Residential PUDs. The criteria are as follows:

General Standards.
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1. Implements the vision and land use policies of the Comprehensive Plan.
[ ] Meets [ ] Does not meet

2. Shall not result in substantial adverse effect on adjacent property, natural resources,
infrastructure, public sites or other matter of public health, safety and welfare.
[ ] Meets [ ] Does not meet

3. PUD’s must provide transitional uses to blend with adjacent development.
[ ] Meets [ ] Does not meet

4. PUD phases must be logically sequenced.
[ ] Meets [ ] Does not meet

5. The density and intensity of a PUD shall be in accordance with the Comprehensive Plan.
[ ] Meets [ ] Does not meet

6. All dimensional standards shall be listed within the PUD plan if they do not meet the
Ordinance minimum standards.
[ ] Meets [ ] Does not meet

7. The responsible parties for all on-site and other required public improvements shall be
established and a utility plan indicating all proposed easements shall be provided.
[ ] Meets [ ] Does not meet

8. Any private infrastructure shall comply with the city standards.
[ ] Meets [ ] Does not meet

9. The PUD plan shall establish the responsibility of the applicant/developer.
[ ] Meets [ ] Does not meet

10. A bond or letter of credit shall be posted to cover required fees or public improvements.
[ ] Meets [ ] Does not meet

Additional standards for Residential PUDs.
a. Location: A residential PUD can be located anywhere in the City, including any land proposed
for annexation.

[ ] Meets [ ] Does not meet

b. Permissible uses: A mix of different residential dwelling types in proximity to each other is
encouraged. Neighborhood commercial uses serving the development may be approved as part
of a residential PUD where appropriate.

[ ] Meets [ ] Does not meet

c. Nonresidential uses: Any nonresidential use permitted in a residential PUD shall be
compatible with the residential nature of the development. Parking areas which are intended to
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serve nonresidential uses shall be separated from those designed to serve residential areas.
Unless commercial and residential uses are combined within a single structure, commercial uses
shall be separated from dwelling units by a heavily landscaped buffer zone that meets the
requirements of Section 4-400, Landscaping and screening standards.

[ ] Meets [ ] Does not meet

d. Pedestrian paths: Pedestrian paths shall connect residential uses and nonresidential uses within
a residential PUD.
[ ] Meets [ ] Does not meet

e. Growth management: A growth management schedule shall be provided to and approved by
the City Council, which indicates the number and type of residential units to be constructed in
each calendar year.

[ ] Meets [ ] Does not meet

PLANNED UNIT DEVELOPMENT VARIATIONS

The purpose of Planned Unit Developments is to encourage and allow more creative and
imaginative design of land developments than is possible under district zoning regulations.
Planned Unit Developments are, therefore, intended to allow substantial flexibility in planning
and designing a proposal. This flexibility is often in the form of relief from compliance with
conventional zoning ordinance site and design requirements.

Ideally, this flexibility results in a development that is better planned, contains more amenities,
and is ultimately more desirable than one that would have been produced through compliance
with typical zoning ordinance and subdivision controls.

Therefore more lenient site requirements may be granted where the Planned Unit Development
contains features not normally required of traditional developments. If the evidence is not found
to justify such conditions, that fact shall be reported to the City Council with a recommendation
that the variation request be lessened or denied.

The petitioner is requesting variations from:
1. Section 3-200(A)(6) from the multi-family residential dimensional standards to allow:

i. alot area less than the required 13,400 square feet to allow a minimum of 3,820.4
square feet,

ii.  alotwidth less than the required 80 feet to allow a minimum of 71.92 feet,
iii.  afront yard setback of zero from the required 30 feet,

iv.  arear yard setback of zero feet from the required 20 feet,

v. aside yard setback of zero feet from the minimum required 8 feet,

vi. acorner-side yard setback of less than 30 feet to allow a minimum of 3 feet,
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vii.  a yard abutting a residential district that is less than the required 50 feet to allow a
minimum of 25 feet,

viii.  a maximum building coverage of up to 80% that is greater than the maximum of 30%,

IX. a maximum impervious surface coverage of up to 85% that is greater than the
maximum of 65%,

Xx. and a maximum floor area ratio of up to 1.40 that is greater than the maximum of
0.60.

2. Section 3-300(D) Locations of Buildings to allow townhomes that do not abut a public or
private street, and

3. Section 5-300(G)(1) Open Space Requirements and Standards for Conversation Design to
allow 20% open space instead of the required 40%.

Townhome developments typically require some bulk requirement variations.
Recommended Conditions:

If a motion to recommend approval of the petitioner’s request is made, the following conditions
are recommended:

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the
City Council:
Application (Rawson, received 03/04/16)
Preliminary Plat of Subdivision (Vanderstappen, dated 03/31/16, received 3/31/16)
Townhome Exhibit (Vanderstappen, dated 03/31/16, received 3/31/16)
Landscape Plan (Manhard, dated 03/18/16, received 03/23/16)
Townhome Elevations (Rawson, received 03/04/16)
Single-Family Elevations (Rawson, received 03/04/16)
Phasing Plan (Manhard, dated 03/04/16, received 03/04/16)
Engineering and Grading Plan (Manhard, dated 03/03/16, received 03/04/16)
Infrastructure letter (Ken Rawson, dated 3/26/16, received 3/28/16)
Soil Borings (CTS, dated 3/12/2003, received 11/04/15)
Wetland Assessment (Midwest Ecological, dated 02/08/16, received 03/04/016)
Existing Resources Analysis (Manhard, dated 03/16, received 03/04/16)
. Turning Radius Exhibit (Manhard, dated 03/04/16, received 03/04/16)
Fire Hydrant Exhibit (Manhard, dated 03/03/16, received 03/04/16)
Plat of Survey (Vanderstappen, dated 02/26/16, received 03/04/16)
Stormwater Report (Manhard, dated 03/16, received 03/04/16)
Traffic Study (TranSystems, dated 02/16, received 02/16)
Tree Survey (Urban Forest Management, dated 03/29/16, received 03/29/16)

AOPOZIrX=-"ITOMMOOL>

2. Preliminary Plat of Subdivision:
A. Add notations to all roadways on the plat, “hereby dedicated” for the public roadways
and “private drive” for private roadways.
B. Add notations to previously dedicated roadways.

10
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C.

D.

A
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»na O
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Public streets must be 28 feet wide, measured edge to edge, with a 2-foot shoulder striped
on each side instead of the ribbon curb.

The private streets for the townhomes shall have street names that will be approved by
the Fire Rescue Department. Each separate section of townhomes should have a different
street name.

Kensington Court is not an approved street name. Provide an alternate name for
consideration.

The new Fabius Street section will need to be renamed since the existing Fabius Street
will not be extended. Provide an alternate name for consideration.

Bryn Mawr Lane shall end at the intersection with Helen Street (east side) and the
remainder of the street shall be renamed the alternate name as required in condition 2.D.
Eliminate the driveway access to Bryn Mawr Lane between townhomes 459 and 470.
Provide cross connection between townhomes 474-437 the two townhome groupings
with a private access.

The emergency access to the portion of the subdivision located north of the ComEd
easement shall 20 feet in width, constructed with an approved surface and must be
maintained by the HOA. Gates at both ends are required to restrict motorized use and
must be approved by the Fire Chief.

Each outlot should be labeled with the intended use, “conservation easement”, “drainage
easement”, etc.

The interior of the roundabouts shall be outlots and maintained by the HOA.

. Lot 505 shall be renamed as Outlot L.

Lot 506 shall be renamed as Outlot M.

Adjust the townhome layout to provide guest parking for the townhome lots 399-512.

The “unsubdivided parcel” to the north of Achilles Lane and adjacent to the edge of Bryn
Mawr Phase | needs to be labeled as an outlot and included in the development.

The zoning district noted on the plat of subdivision is R-2, add PUD and include R-3B
PUD and B-2 PUD.

Add building setback lines to all lots on the preliminary plat of subdivision.

Submit a growth management plan that meets the standards of preliminary plat of
subdivision, Section 4-500(D)(1).

Open space shall be dedicated as "common open space” to be jointly owned by a
qualified conservation agency or organization or the homeowners or property owners
association.

Submit an updated Illinois Department of Natural Resources report. Modify the site plan
to address the recommendations of the IDNR.

The covenants should include restrictions on lawn chemicals, motor oil, car cleaners, etc.
that could contaminate the unprotected wetlands. Restrictions and maintenance of the
vegetated buffer strips should be better detailed. Notice, restrictions and educational
information should be provided about the potential Blandings Turtle habitats.

3. Grading and Drainage Overall Plan:

A.

B.

The grading and drainage plan must be adjusted to reflect the changes made to the
preliminary plat of subdivision.

Relocate water mains to the private streets and parking areas, water mains should not be
located in backyards or common grass area.

11
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C. All sanitary sewer within the townhome development will be private and can be located
in back yards or common grass areas.

4. Landscape Plan:
A. Show existing trees on the landscape plan.

B. The Annexation Agreement waives the requirement for street trees for single-family
detached lots. If street trees are not included in the final landscape plan, the final
covenants for the subdivision will require the planting of at least one tree as part of the
front yard landscaping of each home.

C. Where the townhome landscaping abuts a public street, eliminate one of the shade trees
in the typical townhome landscaping if the landscape area is within 20 feet of a street
tree.

D. Landscape plan must show entranceway landscaping and screening along Route 176 for
the townhomes.

5. Fire Station Land Donation (Lot 505):
A. The petitioner shall secure the Route 176 access from IDOT or provide an alternative
location for the Crystal Lake Fire and Rescue land donation.
B. The petitioner shall provide all required warning signals for the Route 176 access.
C. The petitioner shall extend city water and sewer to the lot.

6. Public Works Water Plant Land Donation (Lot 506):
A. The petitioner shall extend city water and sewer to the lot.
B. Two acres are required for a water treatment plant. Expand the lot to meet this
requirement.

7. Stormwater Review:

A. There was insufficient documentation provided for a complete stormwater review.
Provide the required documentation for a preliminary stormwater review prior to the
application for Final Plat/PUD to be reviewed by the City’s Stormwater Consultant.

B. Storm sewer calculations and overland flow path calculations will be required during
final engineering.

C. A maintenance plan will be required during final engineering.

8. Elevations:
A. Single-Family Residential homes must meet at least seven of the following nine criteria-
i.  Where siding is used as a building material, wood board siding shall be used.

ii. A front porch or stoop at main entrances of the proposed homes is provided.

iii.  Three-car garages are designed as 2-car side loading and 1-car front-loading.

iv.  Front loading, side facing garages shall have windows facing the street that match
the style, spacing and frequency of windows for the rest of the dwelling.

v. Front loading, front facing garages shall incorporate at least 3 architectural
elements (like columns flanking doors, moldings, overhanging eaves, decorative
vent covers, decorative brackets, arched lintels, garage windows, etc.)

12
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10.

11.

12.

13.

vi.  Windows are required on all elevations. Long blank facades or token window/s on
elevations are not permitted.

vii.  Window and door openings must be articulated through the use of shutters, flat or
arched lintels, projecting sills or surrounds. These treatments should be applied on
all elevations of the dwelling.

viii.  Where shutters are used, they should be sized to the window such that they appear
as if they can be closed and fully protect the window.

ix.  All facades generally, and the front facade specifically shall be articulated through
the use of dormers, eyebrow windows, decorative brackets, louvers, balconies or
other elements.

B. Townhomes elevations must be constructed with traditional masonry building materials,
such as brick or stone or wood clapboard or fiber cement siding.

The development shall comply with the anti-monotony standards.

A. No two homes which are within 2 lots side-by-side or face front-to-front shall have the
same identical elevation. This does not apply to a back-to-back situation.

B. No two homes having lots which border in any way (without regard to streets and
parks) shall have the same identical color scheme. This includes identical trim, siding
and masonry color selection.

C. No two homes with identical elevations shall be allowed to have the same identical
exterior color scheme.

D. No two homes with identical floor plans, regardless of elevation, shall be built next to
each other or directly across the street from each other.

E. None of the lots on a cul-de-sac shall have the same model and elevation on it.

Site Plan:

A. The townhome lots must be adjusted to fit the proposed townhome models and reconciled
with the preliminary plat document. No feature of the model can be built over the
individual townhome lot line.

B. The multi-family lots must have a minimum setback of 30 feet from public roadways.

C. Walking paths shall be incorporated into the development and maintained by the
respective homeowners or property owners association.

The Crystal Lake Park District requires a park donation of 15.3 acres or $2,065,500, adjust
the proposed land donation area and include development plans for the park.

The approval of the preliminary plat by the Planning and Zoning Commission and the City
Council is tentative only, involving merely the general acceptability of the layout as
submitted as it may change once the required stormwater information is submitted, reviewed
and approved and the other comments contained in this report are addressed. All of the
conditions of approval must be met in order for the preliminary plat to be approved.

The petitioner shall address all of the review comments and requirements of the Community
Development, Fire Rescue, Police, Public Works Departments, the City’s Stormwater
Consultant, the City’s Traffic Study Consultant, the City’s Consulting Arborist, IDNR and
the Crystal Lake Park District.
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Vanderstappen Surveying &

Engineering, Incorporated

(815) 337-8310

1316 North Madison Street, Woodstock, Illinois
www.vandersinc.com
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PRELIMINARY PLAT

KENSINGTON SUBDIVISION

Part of the Southeast Quarter of the Southeast Quarter of Section 28; Also part of the East Half of Section 33, all

in Township 44 North, Range 7, East of the Third Principal Meridian, in McHenry County, lllinois.
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Vanderstappen Surveying &
Engineering, Incorporated

1316 North Madison Street, Woodstock, Illinois
(815)337-8310 www.vandersinc.com

PRELIMINARY PLAT
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Part of the Southeast Quarter of the Southeast Quarter of Section 28; Also part of the East Half of Section 33, all
in Township 44 North, Range 7, East of the Third Principal Meridian, in McHenry County, lllinois.

ZONED R-2
CITY OF CRYSTAL LAKE

KENSINGTON SUBDIVISION

=
N —~
8=
53 N89'31"12"E _
8% / 28.00°(M) N89°312"E 1298.19°(M) ’ ’ =
-~ 464.86 117.35 8247 70.00° 2 - 80.00 97.93 109.80 2 140.78 | |
\ P. L &
EXCEPTON S e IR I St el S U Y SRS 2 )
/ ~“\N\_ v | o2 PR :l— + l—_— ——————————— ;l § 285 : X
— "\ | S Y
/ 45'02" ' R \ = N R © 13,215sq.ft. B
N44°45°02°E 39.76°(M) Q \ = = = = ) . 1215sq .,o
& % " A 279 5|y 280 5|y 281 5y 282 |§ B2 e : -
, / $ \{3‘9 cg\ J q.Tt 9,860sq.ft. ‘§ g 9,046sq.ft. g g 9,697sq.ft. § g 10,348sq.ft. ig gi o 11,629sq.1t. - T T —Loot1r’ |
RAEN 3|~ o~ s~ 2|7 .
/ 277 % @* ) = = = S S87°0711° I
/ 12,725sq.ft. 'S, % \ .\ T 140.73 |
\ ) L=22.03 , | 'r18.68’ ’ I
OUTLOT K \\ [ 70.00° 75.00° 80.00 , L=6132 |
1,47,852sq.ft. \ =1 ' I} DR IVE |
\ g- |
g,d . — i — — — } —
N & ' é N89"33'59"E 291.65’ c;;,’%o _ :
202 ok ) TN7946" 1y o0
DETENTION ~ EASEMENT \,L/WGB ' i ’ ; 157,29 |
AL T 5524 70.00 70.00 7000 || 2647 L=5128 N
o 3 L=15.78" oo Lso555
g /l |
5 268 £ 260 35 270 35 271 A= | > 'I
INES) R 8|5 8|5 c8lE! 272 e
ol 8516sq.ft. S| 8400sq.ft. g[S 8400sq.ft. S|R 8,400sq.ft.” SIS 18,585s0.ft. ¢/ 1092,33 it
4 267 =g dlg s s ‘ll:8| IS ,943sq.ft.
A 12,483sq.t. ? ? @ @ T~ 8
W | |
N S S I _
N \\5036, 20 RP.UE , _— ,
" g2 e | NBISI'5QE 71.00° 70.00 70.00 N89'33'59"E_70.00 61.80’ 3
3 6T L T TA 18,97 70.00 70.00° / 70.00 5207 3227 N 1185
Ny T T T T T T T T Neeoe | T T T T T == 34539 107.45°
266 F F Zl. 262 Zl. s
15,589sq.ft. = 265 5lg 264 35l 263 5|8 5(8 261 3x .
sq QIS 10,041sq.ft. & § 8,400sq.ft. & % 8,400sq.ft. &|<g 8,400sq.ft. § S 9,304sq.ft. 2(5 260 o
BN S|+ =ika 8|+~ 3l ol 11,925sq.ft. 9
= =} 4 b4 =z =z = Y
a Y
7.54' ,
0.55' 87.93' 70.00’ 70.00’ 70.00" [ =62.46’ L=23.91
66.09’
L=81.48’ R=500.00’
. _ N89'33'59"E 326.01" . , CH=N8545'55"W %?.%9' 290
AVONDALE STREET 0 g5y 12 705sg 1t
70.00’ 70.00’ 70.00’ 70.00’ 27.95  L=5268] - 3817'5'28'23'5
! ! 6.09’ .81’
= | | [F=23er 3 |
g'_ - I 1 ")‘ -
245 5l 246 = w w w A= Zl. =] [t 1272;57’s1qft N £
19,3765q.ft. Q|5 9420saft. 5l 247 oz 248 |5 249 S 250 s 251 5|8 252 [o|g] 253 " 4 , foo
=1 Rl 8484saft. g R 8400sqft. SI® 8400sqft g R 8,400sqft. IR 8400sqft. 89 8840saft. I3l 10,059sq.ft. | |3
— 3 13 at: 18 3 g I8l I sovgse | |
T L o 170.81° — .
877'43a7 . _I l_ onN <]
5" ~-_ ‘. -t I D I B B E | 3 2
| ey — -1 T i — 28 & |, A3
' - *33'59" ' ' 0 70.00° N89'33'59"E 67.35' 93.85' ¢='" Wl [S 292 =] ol N
| ~_ 77 N89'33'59"E 70.00 70.00 70.00 ) ’ 35" 85" i 3 222 2 Bl N
9,820sq.ft. - ~— ’ 70.00 7248 | | | 8874 | ¥ d [% ,858sq.ft. . N =
| ! q S —~ — 70.00 —_——f—— e t+-t—_—_—__----- - t+-—-—_-—_—- - O 0 - lNl ©o|N ~
5 /A AN I E e e N2 PUE B g5 W T B 5
= | , S s s 20’ R.P.U.E.Q/ | S V | S OUTLOTI o
< We, 38 27+ D Sy 244 s = ; -5 N88°31'20"E = 2
& % 4 58 3y, 243 Zf = = = = = .N > 68,153sq.t. 2
ol | 305 88 13,022sq.ft. 2|2 10 058s.ft. Sle 242 Z = z : : 2. 2| ol e 169.6 [ =
S| 4 4 Sln 10098t Q% g osseqtt. 5| 241 5[z 240 53 239 355 238 35l 237 353 236 sy 235 Pn 234 2 | £
o ° 2 g2 S|S 8400saft. Qg 8400sqft R[S 8400sqft. 8|S 8400saft. K|S 8400sqft. RIS 8400sqft. g 8847saft B ¢ 10,275sq.ft. ‘_ soa g S
4 254 x = =/ g™ = = = =l = El 5 12573sqft. | | 8 S
gl | r1o89tsaft 8 =z l | 2 ' | | 2
— (=X :
21 | - |
) X + L=9.95 : ;
S © | * AABD l 221'"11"E
T y 9 0 ’ J 4 ! =45.3L‘/ N83
= l 124.62° S o 98.11’ 70.00° 70.00° 70.00 70.00 70.00 70.00 7‘0.00 70.00 65.05 _\T\ |L X
2 g Nez 4921 E 787 294 _
x2'eg™ ' "33'59°E 753.16' . L
NegISTOE ToAR — — - — -y S - - __X o o =58.85 R=50000" :}:‘,,D“;. T 12,412sq.ft. \\ \ o
5 DORCHESTER LANE 2 CH=NgE 11°40'E 5652 2% S | >
o 7 ] o 5
- ! : =
T 125.06' 2l 100.18° 75.00 75.00 70.00° 70.00° 70.00 70.00° 70.00° | ,«l 70.00 5209 J
- 9'S 20 R.P.U.E.<l/ i L=17.01
| - 0| o -
| | o =] | - o ! !
| 211 S ) ,3 w i w w W o w L= ofs 232 §
S | alB o|5 3|5 gl g|5 gz 229 gl 230 Ig|sl 231 25 N
=1 | 1,986sq.ft. 223 gz 224 yglz 225 Yz 226 gz 227 g5 228 3|5 8|¢ 18l2! o ©
21 1,897saft.  G|S 9000sqft. SR 9,000sqft. g B400sqft S[& 8400sqft. SIS 8400saft gIR B400sqft SIf 8400sqft. iGIK 8,299sqft F|N BI0Tsaft g
| T 1 18 I3 |3 |8 |8 |8 |8 7|8 3 2
0 [72) (72} [72] [72] (72} (72} . .
L L=20.00'— - ! |_ ________
! 12714 < Y e T e e I I B I S Et bbb
| » c ' .o __ -t - __ o
W > 20 RP.UES 40" g
i — — — 9266 — — 1 — — 75.00 75.00° 70.00° 70.00 70.00' ___70.00 SB9°33'50"W 70.00' | NT11'49°E 70.ng3 L
| 70.00° 7000 | 7000 /T 7000 [ _ 70000 | 3537 346 | O L ————— 13,402sq.ft
| 270 & . N\ T r=f7/===1 12 PUE Resg-I
! 12,594sq.ft.
|
! = = = = = = ,
' 2 e i B i i | sl 214 N781942
' 5 220 58 219 3lg 218 3y 217 35jg 216 35|g 215 35I® 2
I S 8400sq.ft. S|g 8400sq.ft. B[S 8400sq.ft. glg 8400sqft. B|S 8.400sqft. F|g B425saft 8|5 8.606saft 160 |
| R Sl gR T g M g TR gE T :
| 297 | “
i - 14670sqft. | | %
I , J—3.52' & Y, =
! 70.00' 70.00° 70.00° 70.00° 70.00° 70.00 : L=71. =2 |a | |
! . NB2'26'4 o | |
I - * R=1000.00 t 2| |
| L=124.28 R= 12420 W, 5319"E |
! NBY'33'59"E 468.32° _ _ : CH=NBE00'21"E 1242 g3 % ]
| — — — @) i ‘ |
i ST. AUBIN LANE Zp X N
' + - L—W—r f“:’;‘ ki 298 |- ®
| j Ty i 220.46' 7000 | | | 70.00 19.71"  L=50.31 =0 | Al e8 - 13,293s.ft || <
| | T N T T ) o I Lo . o).
! 8.72" | Ul .lml 200 3 o S
| | - | ]| 2% 10,620sq.t. . g | 3
I .
o | | g A |l w " §|S 8 3 P
=y 206 )= 205 2 ol = 2044 l'g 5l 203 gz 202 K5 201 | 3 SBOBIIETE | ;
| 8¢ ol w 212! IS 8,421sq.ft. <|Q 9,021sq.ft. I | 150.00° T
3 10716saft. |8 953aft & 8: 5 840050 f S5 5,400sat QI8 & 5 W3 S : : 5
' 7] g N o, |2 o ) 120.00’ 5]
o S ! S| | R ! =
: | 2 T il S 12 4?5%9 ft | |2
5 | 12' P.UE | po] o 12 PUE 8 199 3 b 450sq.ft. | | b
S L RN ] | OUTLOT J —— —— T Tt == 71 ———.—\—————.— S 8,400sq.ft. 3 o | |
< | 104.25' 79.44' N 1,47,798sq.ft. __70.00 | | | 70.00 __1 70.00 72.33 R ”0 RPUE L 3 |
! S89°33'59"W 223.58" i i SB9'33'59"W 282.33 ey 7[ _____ N S ——
| ! | | $89'59'16°E , .
i DETENTION ~ EASEMENT i i S Ir 7 000 — 150.00 : |
[ w .
| | | 3 | < - | -
L __d \ 3o 198 5 3 i 300 | i
i TTe~Cll T N\ DETENTION ~ EASEMENT 3 g : 8,400sg.ft. g g E 11,303sq.ft. : | E
\\\\\\\\\\\ \ ]
| T N 2| % |
! \ | $89'59'16”E 8 S89’5916"E 150.007 |
! k 120.00°  15.00— g —15.00" ’ /
\| 1068.98' AN | 195,61 -
\-\i S89°33'59"W 1324.59'(M)
|
|
| \
|
| -
1 Z | o
Y | B& |
Lol 4 I
N —ul |
L1<J : ‘ a( % - |
Y o
z ! 2% |3
=1 - - 2212
S COMMONWEALTH EDISON RIGHT - OF - WAY o
2 A |
S| 3 &
= | gé |
| =1\
: -8 I \ I
N |
I N
: 856.92 F
|
~ 1
60’ 0 60’ 120’
SCALE: 1" = 60’
~ ™~
/ . ; s\
20° RBL. 20' RBLY é
-
MINIMUM SIDE YARD TYPICAL g TYPICAL =
SETBACK: 7 FEET LOT ;C?_%QII_ER r'\)\ -
COMBINED SIDE YARD
:_ WINDSOR TRENT, LLC . . } Ll
o Ae | e W PUBLIC UTILITY EASEMENT (P.U.E.) SETBACK: 18 FEET [* B " /30 BL Ll
DRAWN BY: APG CHECKED BY: WJV UE. / o REVISIONS
SCALE: 1"=200' SEC.28,33T. 44 R._7E. = = - MUNICIPAL UTILITY EASEMENT (M.U.E.) 5 NO. | DATE DESCRIPTION BY
. 3/23/16 | REVISED LOT CONFIGURATION APG
g‘islff OF BEARING: PER DOC. #2006R0008738 ———— - — RESTRICTED PUBLIC UTILITY EASEMENT (R.P.U.E.) \ / o ot REVIStD TOWNIONE LOT SIZE e
FIELDWORK COMP.: BK. PG. N ~
7 ALL DISTANCES SHOWN IN FEET AND DECIMAL per. STEET NG

2 OF 7/

PARTS THEREOF CORRECTED TO 68° F. -
Y: <PLAT5<EO15<0400-0599<150463<:V-150463<150463 PPS.dwg-2 - FP-373172016 10:10 AM



Vanderstappen Surveying &
Engineering, Incorporated

1316 North Madison Street, Woodstock, Illinois
(815)337-8310 www.vandersinc.com

PRELIMINARY PLAT

KENSINGTON SUBDIVISION

Part of the Southeast Quarter of the Southeast Quarter of Section 28; Also part of the East Half of Section 33, all
in Township 44 North, Range 7, East of the Third Principal Meridian, in McHenry County, lllinois.
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KENSINGTON SUBDIVISION
EXISTING RESOURCES AND SITE ANALYSIS PLAN NARRATIVE
CITY OF CRYSTAL LAKE, ILLINOIS

INTRODUCTION

This narrative presents information and documentation in support of the existing resources as part of the
conservation development application process. The proposed development is located on a £191 acre site
located at the Northeast corner of IL Route 176 and IL Route 47.

TOPGRAHIC SURVEY

A topographic survey was created for the proposed site by Vanderstappen Surveying & Engineering, Inc.
which consists of one foot interval contours and all onsite topography. See Existing Resources and Site
Analysis Plan Exhibit.

PONDS, STREAMS RIVERS, LAKES, WATERCOURSES

There are currently no ponds, streams, rivers, lakes or watercourses located within the proposed limits of
disturbance. See U.S. Fish and Wildlife Service: National Wetlands Inventory (NWI) map.

WETLANDS

The locations and sizes of all onsite wetlands are shown on the Existing Resources and Site Analysis Plan
Exhibit. Also see wetland report by Midwest Ecological.

FLOODPLAIN/FLOODWAY

A Federal Emergency Management Agency (FEMA) flood map was acquired for the proposed
development area. No regulatory floodplain falls within the limits of the proposed development.

DEPRESSIONAL STORAGE AREAS

Information regarding the onsite depressional storage can be found in Tab 6 of the preliminary
stormwater report. The locations of the depressional storage areas have been delineated on the Existing
Conditions Exhibit, stage storage tables were used to calculate the total volume at each depressional area.

THREATENED AND ENDANGERED SPECIES

An IDNR EcoCAT consultation was initiated. Blandings Turtle and the lowa Darter may be in the
vicinity of the project location.

WOODLANDS, SAVANNAS PRAIRIES / TREE INVENTORY

Information pertaining to onsite woodlands and the site tree inventory is located within the Assessment of
Existing Trees report that was created by Urban Forest Management, Inc.

SOIL CLASSIFICATIONS/TYPES

The NRCS soil classification map appended to this narrative was generated to show the classification of
all onsite soils. A more detailed report of the onsite soil conditions can be found in the Soil Borings
Report provided by Construction Testing Services.



FARMLAND

All existing farmland areas onsite can be found on the Existing Resources and Site Analysis Plan Exhibit.

LOCATION OF PUBLIC OPEN SPACE AND PRESERVES, TRAILS THAT HAVE
BEEN IN PUBLIC USE OR ANY PRIVATE TRAILS THAT WILL BE INTEGRATED
INTO THE PRIVATE DEVELOPMENT PLAN.

With the exception of public sidewalk, no public open spaces will be developed onsite. Over 40 acres will
be conveyed to the McHenry Conservation District (MCD) at which point it is MCD’s decision whether
to provide public access to the land. A private trail is proposed between the north and south sections of
the proposed subdivision.

LOCATION OF HISTORICALLY SIGNIFICANT BUILDINGS OR STRUCTURES

There are currently no historically significant buildings, site or structures, vistas, scenic areas, existing
septic systems, or sewer lines located onsite at this time. Based on historic aerial imagery, the site has
been farmed since 1953. The existing structures were built some time between 1999 and 1988.



sluu

Updated By:

Resources and Site Analysis Plan.dwg

P: \Bmecclil03\dwg\Eng\Final Drawings\Exhibits Eng\Existing

Name:

Dwg

March 3, 2016 — 21:31

—

A 2 - i) /
2 > . P G s S
\_ [ /o
I
= \\0l15 ‘!\0! ‘E"S/ o w
2 wa => / ‘ g
3 \ / )
° ‘ \ / //
\ g 2 / /
N\ \\\ \
\ \ A
\ g \
g AN 8
\\ § \\\
\\\\ .

>

0.30

R 24 ACRES |

I
|

5/ — & y
g \/}/ ///
/ /: \/ ///

V/ :

CRES = .

C————@Z—b—

GRAPHIC SCALE
150 0 150 300 G(I)O
( IN FEET )
SCALE: 1"=150

LEGEND

] e anen

FARMLAND AREA

) _
L
/ A _—
Y _
) z

_ 7

= [ ATEN 5 50 5 T e .
My RIS K IR IRRIBEC I %
» 000020 2020200020 2620202620202 %0%% 2
N % 0002020 2020 2020202026222 200002203020 25 R
T, R % %% e O e T S T e T e 0 e A O S o
o e e R B s S RIS K GRS
A , LSRR BRI R RLEIRRRIELISERLEERBEL . 2>
% "%, x, R e AR RS IRIIREIILIILHILHILK L
x 2 2, My S SESIRRSEERREEREILILRLLRRRERELL RS, .
% SR RREREREERE SRR RLELLLLLS N
> ) s O T et T e ST a2 %0 %0 % %070 2o 2 2e %0 0 o 2% 020 %% 5)
A S R SRS R SGISESIIIRRSIELIELES A
B e %, R R S S I LRSI K
I % Tey 5 RS ER AR R RRREREEERERIRLLRLEEERIRR 1
%, | o Vs 5 20202082026 2020 %0 22 %% RS EIERLSEILLRLEKE: %
<.)U> X / ‘ “" < .?"““ ’ ‘ . 2 0 . 9 /d)
S 2 | e T, 029,94 X N e e e, G %
%, © s Qo "0 7 2 % %o, G, %, e

© 2015 MANHARD CONSULTING, LTD. ALL RIGHTS RESERVED

DRAWN BY
#
#
#
#
#
#
#
#
t#

REVISIONS

#
#
#
#
#
#
#
#
t#

#
#
#
#
#
#
#
#
t#

DATE

#
#
#
#
#
#
#
#

ph:847.634.5550 fx:847.634.0085 manhard.com

Civil Engineers » Surveyors * \Water Resource Engineers « \Water & \Wastewater Engineers
Construction Managers * Environmental Scientists * Landscape Architects * Planners

v
=
O

L
=
O

2

CONSULTING

800 Woodlands Parkway, Vernen Hills, IL 60061

KENSINGTON SUBDIVISION
CITY OF CRYSTAL LAKE, ILLINOIS
EXISTING RESOURCE AND SITE ANALYSIS PLAN EXHIBIT

PROJ.MGR: _JGC
PROJ. Assoc.:_SL

DRAWN BY: SL

DATE: 03—-04—-16

SCALE: 1"=150"

SHEET

OF

BMCCL

PRELIMINARY PLANS



s I.lﬁ?:‘lll_lrlt
HERVICE

U.S. Fish and Wildlife Service
National Wetlands Invento

APPROXIMATE

PROJECT
/_ BOUNDARY

This map is for general reference only. The US Fish and Wildlife Service is not
responsible for the accuracy or currentness of the base data shown on this map. All
wetlands related data should be used in accordance with the layer metadata found on
the Wetlands Mapper web site.
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