#2017-42 Culvers
Project Review for Planning and Zoning Commission

Meeting Dates: December 6, 2017
Requests: 1. Final Plat of Subdivision for two lots.

2. Deferral to bury existing overhead utility lines until an area
wide program is established.

3. Variation from Article 4-400 from the requirement to locate a
landscape island every 10 spaces.

4. Variation from Article 4-1000 to exceed 150 square feet of
building signage allowing for striped awnings.

Location: 400 Pingree Road
Acreage: approximately 3.2 acres
Existing Zoning: B-2 General Commercial

Surrounding Properties:  North: B-2 PUD General Commercial
South: B-2 General Commercial
East: B-2 PUD General Commercial
West: M Manufacturing

Staff Contact: Elizabeth Maxwell (815.356.3615)

Background:
e The site was part of the Recspec subdivision. Three lots were created with the Recspec

subdivision, Lot 1 for Country Inn & Suites, Lot 2 for an office building, and Lot 3 this
vacant lot, which includes the detention basin. The Recspec plat had a restriction on
direct access to Pingree Road, as the plat was approved before Pingree Road was
reconstructed. The reconstruction removed the 6-foot hill which eliminates the prior
concern about direct access.

e This resubdivision will remove the restriction for access directly to Pingree Road, it will
also split the detention basin as a separate lot.

e Culvers will construct a new restaurant on the newly proposed Lot 1.

Land Use Analysis:
ZONING
e The site is currently zoned B-2 General Commercial. Limited Service restaurants with
our without a drive-through are a permitted use in B-2.
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e The Comprehensive Land Use Plan designates this area as Commercial. The proposed
use would be in compliance with the Comprehensive Land Use Plan.

SITE PLAN
e Access to the site is from a full access on Pingree Road, which lines up with Cog Circle.
e Two-way traffic is permitted around the site with the exception of along the drive-
through lane and north of the building which is one-way.
e An access easement has been provided along the west edge of the property to allow for
continuation of the shared access amongst the lots including the vacant lot to the north.

PARKING
e The site is designed with 57 parking spaces and an additional 6 waiting spaces.
e Limited service restaurants require 1 space per 100 square feet of gross floor area, which
requires 43 parking spaces.
e Additional drive-through stacking is also required at 9 spaces, 4 between the pick-up
window and order board and 5 after the order board, which has been provided.

ELEVATIONS

e The new Culvers uses a combination of earthy colors and a variety of materials to create
an appealing and unique building.

e Stone creates a solid base around the building and continues up the columns.

e The main facade is constructed of Khaki Brown cement board siding, which is a very
durable and good looking product.

e A think cornice with dark top cap has been added to provide a distinct finish to the top of
the building.

e A condition of approval has been added to eliminate the LED Cove Lighting as that
would not meet the UDO lighting requirements.

e The building meets the commercial design standards in the UDO.

DESIGN CRITERIA

The UDO specifies specific design criteria for new development. There are 10 criteria groups
and the site must meet a minimum of 6 of those. Staff has reviewed the proposed development
against the standards listed and has made a determination that the project meets 8 of 10 of the
criteria. The results are as follows:

1. Building Form
[ ] Meets [] Does not meet <] Not Applicable

2. Building Massing and Articulation
X Meets [] Does not meet [ Not Applicable
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3. Rooflines and Parapets

X] Meets [ ] Does not meet [_] Not Applicable
4. Building Materials

X] Meets [ ] Does not meet [_] Not Applicable
5. Roof Materials

[ ] Meets [ ] Does not meet <] Not Applicable
6. Building Colors

X] Meets [ ] Does not meet [_] Not Applicable
7. Building Fenestration

<] Meets [ ] Does not meet [ Not Applicable
8. Entrance Design

X] Meets [ ] Does not meet [ Not Applicable
9. Canopy/Awning Design

<] Meets [ ] Does not meet [ Not Applicable
10. Overall Fagade Design

<] Meets [ ] Does not meet [ Not Applicable
LANDSCAPE PLAN

e The perimeter is lined with trees and an undulating row of shrubs, flowers and grasses.

e Interior parking lot islands will be planted with trees and shrubs.

e Foundation base planting around the exterior of the building includes turf, grasses, and a
variety of shrubs.

e The landscape plan meets the ordinance requirements.

SIGNAGE

e The building is designed with 137.45 square feet of wall signage, which is below the
maximum 150 square feet permitted.

e The ordinance counts striping as signage, and in doing so, includes the awnings on the
building as signage, even without any text on them. This additional striping puts the
building over their allotted signage.

e Culvers free-standing signs include picture display of food products. The City’s EMC
UDO requirements only permits text. A condition has been added that the sign shall not
display pictures.
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Findings of fact:

LIMITED USE PERMIT

Drive-through lanes for fast food restaurants are limited uses which means they can be
administratively approved by staff. For reference the criteria are provided below noting that they
meet all the requirements to have this approved at a staff level.

1. Drive-through windows and lanes shall not be placed between the right-of-way for the
primary street and the associated building and not adjacent to residential property.

<] Meets [ ] Does not meet

2. Stacking spaces shall be provided for any use having a drive-through, which do not impede
on off-site traffic movements, are a minimum 12 feet wide, and have a 10-foot wide bypass
lane

X] Meets [ ] Does not meet

3. The required number of stacking spaces is based on the specific use. For limited service
restaurant 9 stacking spaces total with 4 between the pick-up window and order board and
5 beyond the order board.

<] Meets [ ] Does not meet

FINAL PLAT OF SUBDIVISION

The petitioner is requesting a Final Plat of Resubdivision of Lot 3 of the Recspec Subdivision.
Lot 3 is currently vacant with a detention pond on the west half. The lot would be resubdivided
into 2 lots, with the western half containing the detention basin and the eastern half being sold to
Culvers to construct a new restaurant. Both lots would meet the requirements of the B-2 zoning
district and do not require any variations.

Per the existing covenants, all properties that drain into the basin are responsible for
maintenance. A maintenance agreement needs to be established for the detention basin.

Subdivisions require the applicant to construct sidewalk and plant street trees along roadways
and bury overhead utilities underground. This also refers to existing utility lines on the property.
The lines along Pingree Road are very large and it would be expensive to bury this small section.
The petitioner is requesting a deferral as part of the subdivision request until there’s an area-wide
program. Sidewalk is already installed along Pingree Road and street trees are shown along
Pingree Road, but on the site due to the overhead utility lines.

Comprehensive Land Use Plan 2020 Vision Summary Review:

The Comprehensive Plan designates the subject property as Commercial, which allows for
existing and future commercial, retail, restaurant and other business uses. The following goal is
applicable to this request:

Land Use — Commercial Residential
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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 actions:
Supporting Action: Promote, attract and retain businesses that provide a diverse tax base.

Success Indicator:  Number of new “chain store” occupancies.

Recommended Conditions:
If a motion to recommend approval of the petitioner’s request is made it should be with the
following conditions:

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the
City Council:

Application (DM Crystal Lake, received 11/01/17)

Final Plat of Subdivision (HR Green, dated 11/01/17, received 11/01/17)

Landscape Plan (Gary Weber, dated 10/11/17, received 11/01/17)

Elevations (Ollmann Ernest Martin, dated 10/27/17, received 11/01/17)

Floor Plan (Ollmann Ernest Martin, dated 10/27/17, received 11/01/17)

Engineering Plans (CAGE, dated 11/01/17, received 11/01/17)

Sign Package (Springfield Sign, dated 10/27/17, received 11/01/17)

@NMMoUOwP

2. Elevations:
A. Lighting used for outlining windows, doors, rooflines or buildings is not permitted,
eliminate the Cove Lighting from the plan.
B. The building is permitted 150 square feet of signage and additional square footage for the
striped awnings.

3. Final Plat of Subdivision.

A. The final plat cannot be signed until the agreement for maintenance of the detention area
has been established and agreed to by all affected parties. Covenants for the perpetual
detention basin must be reviewed and approved by staff.

B. Petitioner agrees not to object to an SSA to establish an area wide program to bury
overhead utility lines.

4. Signage.
A. The EMC sign shall contain text only, no images of products.

5. The petitioner shall address all of the review comments and requirements of the Fire Rescue,
Police, Public Works, and Community Development Departments.



2017-42 Culver’s — 400 Pingree Rd — Preliminary/Final Plat of Subdivision, Special Use Permit
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PUBLIC NOTICE
BEFORE THE PLANNING AND
ZONING COMMISSION
CF THE CITY OF CRYSTAL LAKE,
MCHENRY COUNTY, HLLINDIS
IN THE MATTER OF THE PETITION
OF Culvers
LEGAL NOTICE
Nolice is hereby given in
compliance with the  Unified
Development Ordinance (UDO) of
Ine Cily of Crystal Lake, Rlinois
that a public hearing will be held
before the Planning and Zoning
Commission an the applicaiion by

Jim DiVeide, on behali of Culvar's
and Charles Follefi, seeking a Final
Ploi oi Subdivision and Variciions
for 400 Pingiee Road, Crysial
Lake, Iifinois.

PIN: 19-04-476-017,

This applicaiian is filed far ihe
purpose of seeking ¢ Final Piai of
Subdivisian wiih a deferral of burial
ai ihe overhead uiilily lines and
Varigiions  from  Arficles;  4-200
Landscape and Screening from the
requirement io provide a fandscape
island every 10 spaces, 4-1000
Signs ia excesd ihe 150 square fes!
of signage, as well as any ofher
variafions as necessary lo approve
ine project as presenied pursuani
o Ardicle 2 Land Use, Aricle
5 Subdivisian and Adicle ©
Adminisiration.  Plans  for  ihis
project can be viewed af the Crysiol
Lake  Cammunity  Developmeni
Depariment at City Hall,

A pubfic hearing befare the
Pianning and Zoning Cammissian
an this requesi will be held af 7:30
p.m. an Wednesday, Decembar 8,
2017, dl ihe Crysial Lake City Hall,
100 Wes! Woodsiock Stregt, al
which fime ond place any person
defermining fo be heord may be
present. ’

Tom Hayden, Chairpersan
Planning ond Zoning Commission
City of Cryslaf Loke

(Published in the Norihwes! Herald
November 21, 20171481638
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