
  #2015-59  
Walnut Glen Townhome Association –Final PUD 
Amendment  
Project Review for Planning and Zoning Commission 

 
 
Meeting Date: November 2, 2016 
 
Requests: Final PUD Amendment to allow the disconnection of 

Walnut Glen Drive, a private road, and Crabapple Drive, a 
public road, with a gate. 

  
Location: Walnut Glen Drive 
 
Acreage: Approximately 7 acres 
 
Zoning: R-3B PUD (Multi-Family Residential Planned Unit 

Development) 
 
Surrounding Properties: North: R-2 (Single-Family Residential)  
 South: R-1 PUD (Single-Family Residential Planned Unit 

Development) 
East: R-3B PUD (Multi-Family Residential Planned 

Unit Development) 
West: Lakewood R-1 (Single-Family Detached) 
 

Staff Contact: Kathryn Cowlin (815.356.3615) 
 
 
Background:    

• Existing Use:  Walnut Glen is a townhome Planned Unit Development with 41 
townhome units. Walnut Glen Drive is a private road that connects to Bard Road to the 
North and Crabapple Drive to the East. 

• Previous Approvals:  In 2002, the Final Planned Unit Development for Walnut Glen 
Townhomes was approved. One of the main issues that were addressed at the time was 
the need for a second means of access. The developer extended Crabapple drive northerly 
to Walnut Glen Drive in order to meet the City Council’s request to have two means of 
access.  

Development Analysis:  
• Request: The petitioner is requesting a Final PUD Amendment to allow the disconnection 

of a private and public road with a gate that would be accessible for the Fire Rescue and 
Police Departments.  The reason to eliminate access is to address a perceived cut-through 
traffic and speeding problem on this roadway. 

• Land Use:  The land use map shows the area as High Density Residential.  This land use 
designation is appropriate for the area. 
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• Zoning: The site is zoned R-3B PUD (Multi-Family Residential Planned Unit 
Development).  This is an appropriate zoning designation for the area. 

Proposed Gate 
• The Police and Fire Rescue Departments would have to maintain a key for access. 
• The gate would be located on Walnut Glen Drive, 70 feet from the back of the curb on 

Crabapple Drive in accordance with the requirements of the Fire Rescue Department. 
• The gate would be maintained by the Walnut Glen Townhomes Association. 
• Walnut Glen Drive on either side of the gate would be the responsibility of the Walnut Glen 

Townhomes Association. 
 

Location of Gate Gate 
  

 

 

 
Traffic Circulation 

• Traffic counters were placed on Bard Road, Walnut Glen Drive and Crabapple Drive. It 
appears there is no cut through traffic on Walnut Glen Drive. 

• Traffic/speed counters were placed in the area from October 9, 2015 to October 17, 2015. 
Four counters were placed: 
Counter 1: Bard Road, across from Sunset Drive 
Counter 2: Walnut Glen Drive, north-south section of roadway off Bard Road in front of 
1262 Walnut Glen 
Counter 3: Walnut Glen Drive, east-west section of roadway off of Crabapple Drive in 
front of 1210 Walnut Glen 
Counter 4: Crabapple Drive, in front of 776 Crabapple 
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The following summarizes the speed data which was collected: 

Location Posted Speed 85% Speed* 
1 – Bard Road 35 mph 38.7 mph 
2 – Walnut Glen North 30 mph 21.1 mph 
3 – Walnut Glen South 30 mph 23.0 mph 
4 – Crabapple 30 mph 26.6 mph 

 * 85% speed industry standard for determining the posted speed limit on a roadway 
 

• A speeding problem does not exist along Walnut Glen Drive. 
 

The following summarizes the traffic volume data which was collected: 
Location Average Number of Vehicles  
1 – Bard Road 1,853 vehicles per day 
2 – Walnut Glen North 119 vehicles per day 
3 – Walnut Glen South 112 vehicles per day 
4 – Crabapple 127 vehicles per day 

 

Location of traffic counters 
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• There are 41 residential units within the Walnut Glen subdivision. Per the ITE Trip 
Generation Manual, on average the people living in the subdivision take 301 trips per day 
into and out of the subdivision. Per the traffic counts, 231 trips were taken into and out of 
the subdivision per day. The actual traffic using this roadway is below the estimated 
traffic for this subdivision. This shows that Walnut Glen is not used as a cut through for 
people avoiding the Bard Road/Huntley Road intersection. 
 

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 - 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: 
FINAL PLANNED UNIT DEVELOPMENT AMENDMENT 
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. 
 
Planned Unit Developments are special uses which 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: 
 
 

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 
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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. 

   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.  

 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 
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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 (Walnut Glen Townhomes, received 11/05/15) 
B. Supplemental Packet (Walnut Glen Townhomes, received 11/05/15) 

 
2. If the design of the gate is to change, City Staff must approve the gate design. 

 
3. The area between the gate and Crabapple Drive shall remain the HOA’s responsibility to 

maintain and plow. 
 
4. Access to the gates must be maintained year-round. Snow cannot be pushed against the gates 

on either side by public or private snow removal personnel. The emergency contact 
information for the HOA representatives responsible for snow removal must be on record 
with City Hall and regularly updated. 
 

5. An escrow account must be established with the City for the purpose of providing payment if 
the HOA fails to keep the area passable for emergency vehicles and the City must provide 
snow removal around the gate on Walnut Glen Drive. The amount to be deposited into the 
account is to be determined yearly, by the City, based on the estimated cost to remove snow 
from the area on both sides of the gate on Walnut Glen Drive. The yearly deposit must be 
received by November 1st of each year. 
 

6. The Police Department requests access to the gate via key or keypad code for cases of 
emergency. 
 

7. A key box (Knox Box) shall be provided. The key box will be used for emergency access 
only. 

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

Fire Rescue, Police and Public Works Departments. 
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