#PLN-2020-00127
95 E. Crystal Lake Ave — Conceptual PUD
Project Review for Planning and Zoning Commission

Meeting Date: November 19, 2020
Request: Conceptual planned unit development review for a mixed-

use development.

Location: 95 E. Crystal Lake Ave

Acreage: Approximately 4.8 acres

Zoning: B-4 — Mixed-Use Business
Surrounding Properties: North: B-4 — Mixed-Use Business

South: R-3B PUD — Multi-Family Residential PUD

East: M — Manufacturing

West: M-L & R-3A - Manufacturing Limited & Two-
Family Residential

Staff Contact: Katie Cowlin (815.356.3798)

Background:

The site is the former Hines Lumber property.

The site was previously approved for the Hummel development, a mixed use development
including 170 condominium units and 14,248 square feet of commercial space.

A conceptual PUD review was presented in 2016 for a mixed use development including
217 residential apartments and approximately 10,000 square feet of commercial space.

Development Analysis:

Land Use/Zoning

The site is currently zoned B-4 Mixed-Use Business. Mixed use developments are
encouraged within this zoning district.

The petitioner would request variations in conjunctions with the Planned Unit
Development.

The current land use is Mixed Use. This site is within the Crystal Lake Avenue and Main
Street TIF District. The TIF redevelopment plan calls for Mixed Use.
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General

The project proposal includes a 7,150 square-foot retail building at the corner and a 3-story
residential building along Main Street.

It features 1 and 2 bedroom units for a total of 159 units.

The project is adjacent to the MCCD Prairie Trail.

Comparison of Developments

Hummel (approved in 2006) | The Crystal 2016 | Proposed Project
Conceptual
Development 170 condos & 14,248sf retail 217 apartments & | 159 apartments & 5,000-7,150 sf retail
10,000sf retail
Height 62 feet/5 & 6 stories 66 feet 4 inches/6 | One story retail & 3/4 stories
stories residential
# of Buildings | 2 buildings 1 building 2 buildings
Parking Parking provided at street level | Parking provided for| Parking provided for retail use on street
and basement retail use on street | level and resident parking is under the
level and resident building and around the building
parking is located
internal to the
building on each
level
Site Layout

The proposed retail building would be located along Crystal Lake Avenue with a reduced
setback in order to continue the Downtown Crystal Lake standard. The residential building
would be located at the south end of the property fronting Main Street.

A full access driveway would be allowed on Crystal Lake Avenue and a right-in/right-out
entrance would be allowed on Main Street.

The traffic study conducted by HLR in 2006 will be updated for the project.

Previous project proposal have been the traditional concept of mixed-use (retail on the first
floor and residential above). The proposed site plan is considered a horizontal mixed-use plan
(uses are located in separate buildings).

Building Elevations

At this time, the applicant does not have a complete rendering of the commercial or
residential buildings as proposed.

The petitioner has submitted some examples of buildings and renderings illustrating elements
that would be incorporated into the design for the subject property.
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e The architecture of the buildings should be complementary to the downtown and include
traditional building materials.

Parking
e Parking for retail customers is provided along the exterior of the building near the retail use.

e Parking for the residents is provided on the first level/below the residential units and surface
parking would also be available for residents and guests.

e Based on the current proposal, 223 parking spaces would be required for the residential units
and 234 spaces are provided.

e |f the 7,150 sf of retail would be occupied by restaurants, the required number of parking
spaces would be 21 spaces and 38 are provided.

Planning and Zoning Commission Discussion:

The following comments are for discussion and consideration in future submittals:

1. Is atall, big, single-use building taking the entire site or two or more buildings separating the
residential from the commercial the preferred layout?

2. Site Plan: How important is pedestrian level design, amenities, and integration on this site?

3. Public and Open Space: The corner plaza feature can be a nice element unless a landmark
building holds the edge of that corner. Successful residential projects include open space
amenities — how is this design accommodating that feature?

4. Architecture: Are the classic design elements of the existing Downtown’s architecture or more
modern architecture preferred?
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City of Crystal Lake

Action Requested

Office Us Ongl a)} /f
Development Application File # (3@\ -0
Project Title: 95 E. Crystal Lake Ave. Mixed Use
. Preliminary PUD

__ Annexation

| >

Conceptual PUD Review
___ Final PUD
Final PUD Amendment

Final Plat of Subdivision

Petitioner Information

Name: Cullinan Enterprises, LLC

Comprehensive Plan Amendment

Address: 420 N. Main Street

East Peoria, IL 61611

Preliminary Plat of Subdivision
Rezoning

Special Use Permit

Variation

Other

Owner Information (if different) [

Name: First Midwest Bank

Address: 8750 West Bryn Mawr, Suite 1300

Chicago, IL 60631

Phone: 309-999-1700

Fax: 309-999-1701

E-mail:

Property Information |

Phone;: 708-576-714

Fax: 708-398-3577

E-mail: 2amanda.panozzo@firstmidwest.com

Project Description: Mixed Use project of an approximately 7,000 square feet of multi-tenant retail

in 2 buildings and a residential luxury apartment building totaling

approximately 160 units.

Project Address/Location: 95 E. Crystal Lake Avenue, Southwest corner of the intersection of

E. Crvstal Lake Avenue and S. Main Street,

PIN Number(s): _ 19-05-228-062 and 19-05-228-061, formerly 19-05-228-050 and 19-05-228-006




Development Team Please include address. phone. fax and e-mail

Contact Name, Cullinan Enterprises, LLC, 420 N. Main Street, East Peoria, IL 61611
Developer: 309-999-1700. 309-999-1701(F), Contact: Jim Testin, (630) 286-0129: jtestin@cullprop.com

Joe Safiri of BSB Design, Inc., 220 N. Smith St., Suite 210, Palatine, IL 60067
Architect: 847-705-2200, jsafiri@BSBDesign.com

Richard Joseph of Miller, Hall & Triggs, LLC, 416 Main Street, Suite 1125, Peoria, IL 61602
309-671-9600, 309-671-9616(F), richard.joseph@mhtlaw.com

Attorney:

Engineer:

Landscape Architect:

Planner:

Surveyor:

Other:

L %Ké; 4 [2/z20

CLETITIONER: Print and Sign name (if different from owner) Date

As owner of the property in question, I hereby autherize the seeking of the above requested action.

Docubigned by:
@MMAA, L an,n)o Amanda L. Panozzo, VP, First Midwest Bank 10/22/2020
OCTEEHWRER: Print and Sign name Date

. NOTE: If the property is held in trust, the trust officer must sign this petition as owner. In addition, the
trust officer must provide a letter that names all beneficiaries of the trust.
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