
#2021-51 

5 Virginia Road –  

Comprehensive Land Use Amendment, Rezoning and 

Preliminary/Final PUD 

Project Review for Planning and Zoning Commission 
 

 

Meeting Date:   May 5, 2021 
 

Request: 1. Comprehensive Land Use Amendment from Commerce 

to High Density Residential. 

 2. Rezoning from B-1 Neighborhood Business to R3-B 

Multi-Family Residential. 

 3. Preliminary/Final Planned Unit Development for an eight 

unit multi-family development. 

 4. A deferral to bury the existing overhead utilities until an 

area wide program is approved for the area. 
 

Location: 5 Virginia Road 
 

Acreage: 0.62 acres 
 

Zoning: B-1 – Neighborhood Business 

 

Requested Zoning: R-3B PUD – Multi-Family Residential Planned Unit 

Development 
 

Surrounding Properties: North: B-1 – Neighborhood Business & M –

Manufacturing  

 South: R-2 – Single-Family Residential  

East: B-1 – Neighborhood Business 

West: R-3B – Multi-Family Residential PUD & R-2 –

Single-Family Residential  

 

Staff Contact: Kathryn Cowlin (815.356.3798) 

______________________________________________________________________________ 

 

Background:    

 The subject property is currently being used as an office building. 

 The petitioner is requesting to convert the existing building into apartments. The building 

exterior would remain the same except for the addition of doors and a balcony for access 

to the second story. 

 

Development Analysis:  
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LAND USE/ZONING 

 The site is currently zoned B-1 Neighborhood Business.  The property abuts property zoned 

R-3B PUD. 

 The land use map shows the area as Commerce.  A Comprehensive Land Use Amendment 

is requested due to the rezoning request. There are other areas of High-Density Residential 

in the vicinity so this would an appropriate land use designation for the area. 

 The area is a transitional area between single-family residential and commercial/industrial 

uses and the proposed multi-family residential would buffer the single-family residential 

to the south much like the neighborhood business use. 

 Below is a zoning map of the area, the property is contiguous to property zoned R-3B. 

 

 

 The request for a PUD is required since the proposed multi-family residential has more 

than four units in the R-3B zoning district. There are eight proposed units, four on each 

floor. 

 Since the petitioner is not proposing significant changes to the exterior, the preliminary 

and final PUD are being requested at one time. 
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PARKING 

 Based on the proposed floor plans, 16 parking spaces are required. The parking lot has a 

total of 36 parking spaces on-site so sufficient on-site parking is provided.   

ELEVATIONS 

 The petitioner is proposing to do minor changes to the exterior. The changes include adding 

doors for the units and a staircase/deck for access to the second story units. 

 The units will be accessed from the exterior, there is not a common corridor hallway for 

the units. 

Church 

Existing Front Elevation 

Existing Rear Elevation 
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Findings of fact: 
COMPREHENSIVE LAND USE PLAN AMENDMENT 

The comprehensive plan is put into place 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 B-1 Neighborhood Business.   

 The property would be rezoned to R-3B Multi-Family Residential.  The Multi-Family 

zoning criteria are: 

 General:  This district allows the highest density of residential development.  It 

encourages a wide range of housing types, especially multifamily development, 

even though single-family detached and two-family dwellings are also allowed, to 

meet the diverse housing needs of City residents.  The intent is to provide a higher 

density housing in areas immediately around the historic downtown, areas near 

commercial zoning or areas near transit stops where increased density and in-fill 

development are desirable. 

 Character:  This district is characterized by residential buildings that cover a large 

percentage of the lot, are taller and spaced closely enough to create a sense of 

vertical enclosure. 

 Uses:  This district is for higher density residential neighborhoods that meet the 

community’s housing needs, particularly for higher density and in-fill housing 

development.  Single-family and two-family dwellings are also permitted.  

Complementary uses such as certain civic and recreational uses are permitted, but 

are subject to restrictions set forth in this Ordinance. 

 

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 



5 Virginia Road  May 5, 2021 

Comprehensive Plan Land Use Amendment, Rezoning & Preliminary/Final PUD 

 

 

 

 5 

(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 

 

 

PRELIMINARY and FINAL PLANNED UNIT DEVELOPMENT 

The petitioner is requesting approval of a Preliminary and Final Planned Unit Development to 

construct a multi-family apartment building.  A Special Use requires separate review because of 

its 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 
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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 

 
 
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 Residential 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. 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 
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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 2020 Vision Summary Review:  

The Comprehensive Plan designation would be High Density Residential, which allows for a mix 

of residential uses including multi-family buildings.  The following goals are 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: 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 multi-family residential development. 

 

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 the construction of a variety of multi-family housing products. 

 

 

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: 

A. Application (Kashan Ahmad, received 04/07/2021) 

B. Floor Plan (Architects 127, dated 04/07/2021, received 04/07/2021) 

C. Front Elevation (ALA, received 04/30/2021) 

D. Plat of Survey (Illini Engineering, received 04/07/2021) 
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2. A garbage enclosure should be provided and must be a similar color brick as the existing 

building. 

 

3. The balcony addition to the front of the building should blend in with the existing elevation. 

This can be achieved by painting the wood the same color as the wood siding or a white color. 

Work with staff to meet this condition. 

 

4. Work with staff to replace the missing interior and perimeter parking lot landscaping, required 

parkway trees, and landscape screening. 

 

5. Work with staff to locate an outdoor patio area for the residents north of the building which 

will remove four parking spaces. 

 

6. The nonconforming freestanding pole sign must be removed by October 1, 2021.  

 

7. The petitioner shall address all of the review comments and requirements of the Community 

Development, Fire Rescue, Police, and Public Works Departments. 



PIQ Map – 5 Virginia Road – Rezoning to R-3B PUD 
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