
 
 #2018-103 

Park Place – Rezoning and Preliminary/Final PUD 
          Project Review for Planning and Zoning Commission 

     
 
Meeting Date: September 19, 2018 public introduction meeting for October 3, 

2018 public hearing 
 
Requests: 1. Comprehensive Land Use Amendment from Public/Semi-

Public to Commerce. 
 2. Rezoning from R-1 Single Family to W PUD Watershed 

Planned Unit Development. 
 3. Preliminary/Final Planned Unit Development to allow the 

continuing banquet hall use. 
  
Location: 406 Woodstock Street 
 
Acreage: Approximately 2.1 acres 
 
Existing Zoning: R-1 Single-Family Residential 
 
Surrounding Properties: North: R-1 Single Family (house and school) 

South: R-1 Single Family (house) 
 East: R-1 Single Family (house) 
 West: R-1 Single Family (school) 
 

Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

 The American Legion moved into this location around 1945.  The property was annexed 
into the City in 1967 and their use was permitted and granted a liquor license.   

 The Crystal Lake Park District took over this property in 1998 for banquet use purposes.  
The use was considered non-conforming. 

 The petitioner is requesting the rezoning from R-1 to W PUD Watershed, the appropriate 
zoning district for the area and use.  The Watershed Planned Unit Development allows 
for site specific uses.  The use would be to continue as a banquet hall. 

 If the petitioner wanted to amend the use, for example to a restaurant, bar or retail 
establishment, it would require an amendment to the approved Planned Unit 
Development, requiring legal notification and a public hearing. 

 A Banquet Hall is a hall, room or building for the purpose of hosting a party, banquet, 
wedding, reception or other social event. 
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Land Use Analysis:  
ZONING 

 The site is currently zoned R-1 Single Family Residential.  The petitioner is requesting W 
PUD Watershed.  When properties develop or redevelop and are located within the 
Crystal Lake Watershed, the most appropriate zoning is the Watershed PUD. 

 The Watershed Planned Unit Development requires a site specific use.  The petitioner is 
requesting to allow the continuing banquet use.   

 The Comprehensive Land Use Plan designates this area as Public/Semi-Public.  The 
petitioner is requesting a Comprehensive Land Use Amendment to Commerce.  
Commerce would be the most appropriate land use for a banquet facility. 

 
SITE PLAN 

 The site is located at the northwest corner of Woodstock Street and Oak Street.  Access 
into the site is from both roadways. 

 No changes to the site layout are proposed. 
 

PARKING 
 The site is providing a total of 93 parking spaces.   
 Parking for a banquet facility is 1 per 4 seats.  The site has sufficient parking for the use. 

 
ELEVATIONS 

 The building is an existing brick building.  There are no changes proposed to the exterior 
of the building. 

 
SIGNAGE 

 There is an existing sign on the property.  The petitioner will install a new copy panel 
into the sign, but no changes to the size or location of the sign are proposed. 

 
 
Findings of fact: 
COMPREHENSIVE LAND USE PLAN AMENDMENT 
The comprehensive plan is adopted to help the City sustain a prosperous and economically 
balanced community through the combination of all the plan elements including land use 
decisions, economic development, housing, transportation options, development and preserving 
the unique areas, parks and recreation, environmental resources, historic preservation and 
community facilities.  As amendments are proposed they are reviewed to ensure a proper balance 
is maintained and the new designation would fit with the surrounding area. 
 
REZONING 

 The property is currently zoned R-1 Single Family.   
 The property would be rezoned to W PUD Watershed.  The Watershed zoning criteria? 

are: 
 General:  The purpose of the watershed district is to establish an area of controlled 

land use practices and management policies designed to protect the water quality 



406 West Woodstock Street  October 3, 2018 
Rezoning, and Preliminary/Final PUD 
 
 

 

 3

and the natural recharge conditions of Crystal Lake in accordance with the Crystal 
Lake Watershed Stormwater Management Design Manual.  By protecting the 
water quality and natural recharge flows of Crystal Lake, the recreation and 
aesthetic conditions of the lake will be maintained and the natural beauty and 
processes of the lake will be preserved. 

 Character:  The district is intended to retain its natural character upon full 
development utilizing conservation design principles. 

 Uses:  This is a special area where site specific analysis of soils and groundwater 
levels will guide and determine a variety of land uses that meet the general 
objectives and intent contained in the Northwest Sub-Area Plan, as adopted and 
amended, to be developed as a watershed planned unit development.  The high 
ratios of open space for various forms of development clustering are intended to 
allow natural environments, agriculture and preservation of recognized natural 
resources in this land area.  All uses must be consistent with the protection of the 
watershed. 

 
Criteria for Rezoning 
(a) The existing uses and zoning of nearby property. 

 Meets   Does not meet 

(b) The extent to which property values are diminished by a particular zoning classification or 
restriction.  

 Meets   Does not meet 

(c) The extent to which the destruction of property value of a petitioner property owner promotes 
the health, safety, morals or general welfare of the public. 

 Meets   Does not meet 

(d) The relative gain to the public as opposed to the hardship imposed on a petitioning property 
owner. 

 Meets   Does not meet 

(e) The suitability of the subject property for its zoned purposes.  

 Meets   Does not meet 

(f) The length of time the property has been vacant as zoned, considered in the context of land 
development in the area. 

 Meets   Does not meet 

(g) The Comprehensive Plan designation and the current applicability of that designation. 

 Meets   Does not meet 

(h) The evidence or lack of evidence, of community need for the use proposed. 

 Meets   Does not meet 
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Preliminary and Final Planned Unit Development 
The petitioner is requesting approval of a Preliminary and Final Planned Unit Development to 
allow the continuation of the banquet hall.  A Planned Unit Development is a Special Use and 
Special Uses require separate review because of their potential to impact surrounding properties 
and the orderly development of the City.   
 
Section 2-400 B General Standards for all special uses in the Unified Ordinance establishes 
standards for all special uses in Crystal Lake.  Briefly, the criteria are as follows: 
 

1. The use is necessary or desirable, at the proposed location, to provide a service or facility 
which will further the public convenience and general welfare. 

 Meets   Does not meet 
 

2. The use will not be detrimental to area property values. 
 Meets   Does not meet 

 
3. The use will comply with the zoning districts regulations. 

 Meets   Does not meet 
 

4. The use will not negatively impact traffic circulation. 
 Meets   Does not meet 

 
5. The use will not negatively impact public utilities or municipal service delivery systems.  If 

required, the use will contribute financially to the upgrading of public utilities and municipal 
service delivery systems. 

 Meets   Does not meet 
 

6. The use will not negatively impact the environment or be unsightly. 
 Meets   Does not meet 

 
7. The use, where possible will preserve existing mature vegetation, and provide landscaping 

and architecture, which is aesthetically pleasing, compatible or complementary to 
surrounding properties and acceptable by community standards. 

 Meets   Does not meet 
 

8. The use will meet requirements of all regulating governmental agencies. 
 Meets   Does not meet 

 
9. The use will conform to any conditions approved as part of the issued Special Use Permit. 

 Meets   Does not meet 
 

10. The use will conform to the regulations established for specific special uses, where applicable. 
 Meets   Does not meet 
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In addition PUDs must also meet the standards in Section 4-500 C. Development Standards and 
4-500 D. 1 Additional standards for Planned Unit Developments Commercial PUDs.   
 
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. PUDs 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 
 
 
Comprehensive Land Use Plan 2030 Vision Summary Review:  
The Comprehensive Plan designation of Commercial allows for existing and future service, 
commercial and business uses.  The following goal is applicable to this request: 
 
Land Use – Commercial 
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. 
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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: 
A. Application (406 West Woodstock LLC, received 08/30/18) 
B. Site Plans (Existing photos, undated, received 08/30/18) 
C. Floor Plans (Terry Ernst & Assoc. dated 08/11/98, received 08/30/18) 
D. Plat of Survey (American Survey Co., dated 05/29/98, received 08/30/18) 
 

2. The site is permitted to be used as a banquet hall. 
 

3. Any changes to the site or exterior of the building would require an amendment to the 
approved PUD and would need to meet the Crystal Lake Watershed Design Manual. 
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