
              

   #2023-93  Derbyshire Townhomes 

1201 Bard Road – Preliminary PUD and Plat of 

Subdivision for a Townhome Development 

 Project Review for Planning and Zoning Commission 
   

 

Meeting Date:  October 18, 2023 

 

Requests: Preliminary Planned Unit Development and Preliminary Plat of 

Subdivision for a 48-unit townhome development. 

 

Location: 1201 Bard Road 

 

Acreage: Approximately 5 acres 

 

Existing Zoning: R-3B PUD Multi-Family Residential 

 

Surrounding Properties: North: R-2 Single Family Residential 

South: R-1 PUD Single Family Residential 

 East: B-1 PUD Neighborhood Commercial and east of 

Huntley Road R-1 PUD Single Family Residential 

 West: E Estate (City Fire Station and Water Tower) and R-3B 

PUD Multi-Family Residential 

  

Staff Contact:   Elizabeth Maxwell (815.356.3615) 

________________________________________________________________________ 

 

Background:    

 The property is vacant and zoned R-3B Multi-Family Residential, which supports 

townhomes.  It was originally part of the Bartley Square Development which was a mixed-

use development with B-1 commercial on the corner and multi-family townhomes behind.  

Bartley Square had 38 townhomes and a 12,000 square foot retail building.  The gross 

density was seven (7) units per acre.  The properties were later sold separately and this 

petitioner is only developing the residential portion. 

 The petitioner is proposing a 48-unit townhome development.   

 Each unit would be available for ownership.   

Development Analysis: 

General 

 Requests:  A Preliminary Planned Unit Development and Preliminary Plat of Subdivision 

to construct 48 townhome units. 

 Zoning:  The site is zoned R-3B PUD Multi-Family Residential.  This allows up to nine 

units per acre and is the appropriate zoning for townhomes. 
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 Land Use:  The land use map shows the area as High Density Residential.  This land use 

designation is appropriate for this use. 

 Site Plan:   

o The site is broken up into three pods of buildings each with an access to a public 

roadway.  The northern pod is made up of two six-unit buildings off Bard Road.  The 

western pod contains four six-unit buildings accessed from Crabapple Drive.  The 

eastern pod is the remaining two six-unit buildings, which are accessed from Huntley 

Road. 

o Per the petitioner, garbage will be picked up from roll cans located at the street and the 

garbage truck will not enter the site. 

o Amenities are centralized to the neighborhood with a dog park, tot lot, playing courts 

and open space.   

o The proposed development complies with the setback requirements. 

o Gross density has been provided at nine (9) units to the acre.  Net density excluding 

roads and detention is required to be provided and comply with the nine dwelling units 

per acre.   

 

 Landscape Plan:   

o The petitioner will be removing trees.  The total inches removed is 59.6 inches.  This 

would require 24 replacement trees.   

o Each building will have landscaping planted around the foundation for the 

homeowners. 

o Screening between the units and amenities, the roadways, and other uses will be 

critical.  A condition has been added to enhance the landscape plan. 

o Landscape buffers are required between different uses.   

 The commercial property would need to provide a 40-foot buffer between 

their use and this lot.  In order to provide some additional protection to the 

residents, a small buffer should be provided on the residential side. 

 A 20-foot landscape buffer is required between the townhomes and single-

family residential. The townhomes are setback 50 feet from the single-

family residential and the buffer can be achieved.   

 

 Elevations:   

o The townhomes are a light grey color with medium grey trim and a medium shade red 

brick along the first floor.  The petitioner stated they will provide a second color scheme 

of light grey.  A condition has been added to provide elevations illustrating both color 

schemes. 

o The siding is horizontal Hardiboard siding and smooth textured Hardiboard siding.  The 

petitioner shall provide materials with the final PUD elevations. 
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o The rear elevation garages project out two feet on some of the units to break up that 

rear elevation.  There are also projections on the side elevations. 

o The elevations meet the design standards.    

 

 Engineering Plans:   

o Detention is provided on the south portion of the site.   

o Utilities will need to be extended through the site to loop the water main, provide fire 

hydrants and sprinkler systems to each building.   

 

 Plat of Subdivision:   

o A plat of subdivision showing the eight townhome lots and two outlots has been 

provided.   

o Since each building is for sale a final plat of subdivision further delineating each unit 

as a separate lot is required.   

 

Findings of Fact: 

Preliminary Planned Unit Development 

The petitioner is requesting approval of a Preliminary Planned Unit Development to allow the 

construction of a 48 townhome units.  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 
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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 

 
 

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. 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 
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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 

 
 

PRELIMINARY PLAT OF SUBDIVISION 

The petitioner is requesting Preliminary Plat approval for nine lots.  There are eight townhome lots 

and two outlots owned by the HOA.  A Final Plat of Subdivision with the Condominium division 

of the units will be provided.  Preliminary Plats are required to meet the following requirements:  

 

a) Promote the health, safety, morals, convenience, order, prosperity and welfare of the present 

and future inhabitants of the City by providing for the orderly growth and development of the 

City;  

  Meets   Does not meet 

 

b) Coordinating streets and roads within proposed subdivisions with the City's planned street 

system, and with other public facilities;  

 Meets   Does not meet 

 

c) Providing right-of-way easements for streets and utilities;  

 Meets   Does not meet 

 

d) Avoiding congestion and overcrowding, and encouraging the proper arrangement of streets in 

relation to existing or planned streets;  

 Meets   Does not meet 

 

e) Ensuring there is adequate open space and recreation facilities to serve development;  

 Meets   Does not meet 

 

f) Ensuring there is proper recordation of landownership records;  

 Meets   Does not meet 

 

g) Installation of any public improvements including water, sewer, storm sewer or detention, 

parkway trees, and sidewalks;  

 Meets   Does not meet 

 

h) Burial of overhead utility lines and all new lines and services in appropriate easements; and  

 Meets   Does not meet 

 

i) Ensuring the provision of such other matters as the City Council may deem necessary in order 

to protect the general health, safety, and welfare of the City 

 Meets   Does not meet 
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Comprehensive Land Use Plan 2030 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Industry, which allows for existing and 

future manufacturing and service uses.  The following goal is applicable to this request: 
 

Land Use – Industry 
 

Goal: Supporting manufacturing uses within the community, which contribute to the regional 

and local economy and Crystal Lake’s live, work, play philosophy. 

 

 

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 (Kerrick, received 11/02/22) 

B. Site Plan (Swanson, undated, received 10/09/23 and dated 07/27/23, received 09/07/23) 

C. Landscape Plan (Gary Weber dated 08/16/23, received 09/07/23) 

D. Engineering Plans (Advantage Consulting, dated 08/21/23, received 06/14/23) 

E. Final Plat of Subdivision (Vanderstappen, undated, received 09/07/23)  

F. Elevations (Unnamed, undated, received 09/07/23) 

 

2. Architecture 

A. Two different color schemes shall be provided.  Each two pack of buildings should display 

two color schemes so the development does not look monotonous.  Provide revised 

elevations for review. 

B. Wrap the balcony columns with brick.   

 

3. Landscape 

A. Increase landscape screening between this property and the commercial property to the 

northwest.  Work with staff to add more material to provide a better buffer for the residents. 

B. Landscape islands need to be 8 feet wide by 19 feet in depth and at the ends of all parking 

rows and every 10 spaces.  Increase the size of the islands and add where needed. 

C. Add landscape to screen the auto-courts. 

D. Provide the required 20-foot landscape buffer between this property and the single-family 

property to the south with 2 overstory trees and 6 understory trees and 6 shrubs every 100 

feet. 

 

4. Plat of Subdivision 

A. Provide a Final Plat of Subdivision with Condominium Ownership designation for review 

and approval. 

B. Provide the Covenants, Conditions, and Restrictions for staff review.   

C. Illustrate the Municipal Utility Easements on the plat. 

D. Include provisions for the stormwater management easement. 

 



1201 Bard Road (Bard and Huntley Roads)  October 18, 2023 

Preliminary Planned Unit Development & Preliminary Plat of Subdivision 

 

 

 

 7 

5. Provide lighting standards at permit to ensure the exterior lighting standards of the UDO are 

met. 

 

6. Provide a detailed site plan illustrating the 30-foot required setback to any building projection 

or covered structure. 

 

7. Provide a calculation of net density for Final Planned Unit Development review. Net density 

is calculated by removing any public or private drives or unbuildable areas such as wetlands 

and floodplains. 

 

8. Illustrate fire hydrants and dimensions of fire truck access around the buildings.  Fire Truck 

access needs to be within 150 feet of all portions of a building.  Fire Access roads may be 

necessary to provide access to all portions of the buildings.   

 

9. Narrow the turning radii into the auto courts to a maximum of 10 feet.  The design should slow 

vehicles down as this is a residential area with kids that could be playing in the courts and 

vehicles backing out of garages.   

 

10. The petitioner shall address all of the review comments and requirements of the City 

Departments of Public Works, Fire Rescue, Engineering, and Community Development and 

the City’s Stormwater Consultant.  



PIQ MAP 

1201 Bard Road 

 

 





Design Concept – Derbyshire Townhomes 
 

 

Derbyshire is a Luxury 48 Unit Townhome Community that consists of 3 “Villages”, 
one at each of 3 major street frontages. The “Villages” are positioned around a 
large amenity area with a “Dog Park” plus Basketball and Pickle Ball Courts, a 
Children's Play Area, and a Gazebo with a Bar-B-Que and Picnic Area.  
 
The individual 2-story, 1,800 SF unit consists of a 2-car garage, a desirable First 
Floor Master Bedroom Suite, and a 2nd Floor with 2 Bedrooms (or 1 Bedroom and 
1 Office) and a “Great Room” with an Open Kitchen. 
 
Amenities include a Washer/Dryer, a Private Patio & Balcony. Upscale finishes 
include Hardwood Floors in the Living Areas, with Top-of-the-Line Kitchen 
Appliances and Quartz countertops. Exterior finishes are low to “no maintenance” 
Hardie Board Siding and Face Brick. An HOA will ensure all exterior building 
maintenance as well as Common Area Maintenance. 
 
At Selling Prices between $350,000 to $390,000, Derbyshire Townhomes will be 
one of Crystal Lakes' finest Residential Developments and an outstanding place to 
call home. 
 
  
 
 



PUBLIC NOTICE BEFORE THE PLANNING AND ZONING COMMISSION OF THE CITY 

OF CRYSTAL LAKE, MCHENRY COUNTY, ILLINOIS  

 

IN THE MATTER OF THE PETITION OF Chicago Title Land Trust 79-191  

LEGAL NOTICE  

Notice is hereby given in compliance with the Unified Development Ordinance of the City of 

Crystal Lake, Illinois that a public hearing will be held before the Planning and Zoning 

Commission upon the application by Paul Swanson, representing Sandra Derrick owner of Trust 

79-191, for a Preliminary Planned Unit Development and Preliminary Plat of Subdivision for the 

property at 1201 Bard Road in Crystal Lake, Illinois 60014. PIN: 18-12-179-005.  

This application is filed for the purpose of seeking a Preliminary Planned Unit Development 

Approval and Preliminary Plat to allow a nine-lot subdivision for 48 townhomes with variations 

from the subdivision requirements to bury the overhead utility lines and any other variations as 

necessary to approve the plans as presented, pursuant to Article 2, Article 4, Article 5 and Article 

9. Plans for this project can be viewed at the City of Crystal Lake Planning and Economic 

Development Department at City Hall.  

A public hearing before the Planning and Zoning Commission for this request will be held at 

7:00 p.m. on Wednesday, October 18, 2023, at the Crystal Lake City Hall, 100 West Woodstock 

Street, at which time and place any person determining to be heard may be present.  

Jeff Greenman, Chairperson  

Planning and Zoning Commission  

City of Crystal Lake 

(Published in Northwest Herald September 28, 2023)2111912 
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PUBLIC NOTICE 
BEFORE THE PLANNING

AND ZONING COMMISSION

OF THE CITY OF CRYSTAL

LAKE, MCHENRY COUNTY,

ILLINOIS 
IN THE MATTER OF THE 
PETITION OF Chicago Title
Land Trust 79-191 

LEGAL NOTICE 

 Notice  is  hereby  given  in
compliance with  the Unified
Development  Ordinance  of
the  City  of  Crystal  Lake,
Illinois that a public hearing
will  be  held  before  the
Planning  and  Zoning
Commission upon the appli-
cation  by  Paul  Swanson,
representing  Sandra  Derrick
owner of Trust 79-191, for a
Preliminary  Planned  Unit
Development  and  Prelimi-
nary Plat  of  Subdivision for
the  property  at  1201  Bard
Road in Crystal Lake, Illinois
60014. 
PIN: 18-12-179-005. 

This application is filed for
the  purpose  of  seeking  a
Preliminary  Planned  Unit
Development  Approval  and
Preliminary  Plat  to  allow a
nine-lot  subdivision  for  48
townhomes  with  variations
from the subdivision require-
ments to  bury the overhead
utility  lines  and  any  other
variations  as  necessary  to
approve  the  plans  as  pre-
sented, pursuant to Article 2,
Article 4, Article 5 and Article
9. Plans for this project can
be  viewed  at  the  City  of
Crystal  Lake  Planning
and Economic Development
Department at City Hall. 

A  public  hearing  before
the  Planning  and  Zoning
Commission for  this request
will be held at 7:00 p.m. on
Wednesday,  October  18,
2023,  at  the  Crystal  Lake
City  Hall,  100  West
Woodstock  Street,  at  which
time and place any  person
determining to be heard may
be present. 
Jeff Greenman, Chairperson

Planning and Zoning
Commission City of Crystal

Lake 

(Published  in  Northwest
Herald  September  28,
2023)2111912
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Crystal Pointe Row Homes 

 
Introduction 

 
Equity Trust Co is planning to develop 5.27-acre parcel of property located at south west 
corner of Bard Road and Huntley Road in Crystal Lake, IL 
 
The plan is to construct 8 buildings of 6 unit row homes residential development.  The 
improvements include a new residential buildings, access roads, alley ways to driveways, 
amenities and associated storm water management.   
 

Existing Conditions 
 
The area of the site to be developed consists of undeveloped ground.   
 
The offsite area from the west currently drains to the middle of west property line.  The 
offsite area will be routed through the detention basin.  We will address the off-site 
drainage during final design. 
 
The existing condition peak flow from off site area is determined and routed through 
detention basin. 
 
Based on the FIRM Map 17111C0326J, effective date 11/16/2006, flood plain does not 
exist on this site. 
 
Gary R Weber Associates did field survey for wetland existence.   They did not 
encounter any wetland on the site. 
 
 

Proposed Conditions 
 
Advantage Consulting Engineers (ACE) has prepared the site improvement plans for the 
proposed development. The storm water detention provided for the proposed 
development. 
 
The design volume required for the proposed development is summarized in attached 
drainage summary table. 
 
The storm water detention analysis for the proposed development was calculated in 
accordance with McHenry County storm water management ordinance and is included in 
our Storm Water Report.  The proposed detention facility is designed for the 2-year and 
100-year using detention volume.   
 
There is offsite area from west enters the site at middle of west property line.  
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The 100-year flow for this area is determined and weir is sized to include site and offsite 
peak inflow to detention basin. 
 
The proposed storm water management system consists of storm sewers; overflow 
routes via storm sewers sized for 100-year storm event, weir design. 
 
Detention basin facility with water quality requirements provided in native planted 
detention basin. 
 
The detention basin’s outfall is connected to existing storm sewer extended north to pick 
up drainage north of proposed driveway. 
 
The storm water analysis for the proposed development was calculated in accordance 
with McHenry County storm water management ordinance and is included in our Storm 
Water Report.  The proposed detention facility is designed for the 2-year and 100-year 
using detention volume versus percent impervious chart.   
 
The downstream side of detention and east section of site is not be tributary to 
detention and is considered unrestricted area.  The 100-year, 24-hour peak flow from 
this area was calculated as unrestricted flow and was deducted from allowable release 
rate. 
 
The free board elevation is set 1-foot above the design HWL of detention and the weir 
elevation for 100-year peak flow per County ordinance.  The weir was increased in 
length to accommodate this requirement.   
 
The storm water calculations are included in the Storm Report. The storm sewer system 
was sized to accommodate the 100-year storm event. 
 
 

Best Management Practices 
 
The best management practices are provided can be found in the soil erosion and 
sediment control plan and storm water pollution prevention plans. They are included in 
the site improvement plans.   
 
The soil erosion control and sediment control measures, schedules, maintenance 
requirements and responsible parties are listed in SWPPP.  
 
The erosion control measures such as stabilized construction entrance, inlet protection, 
permanent seeding, erosion control blanket, rip rap outlet control, silt fence and other 
measures listed on plans will be installed, maintained for the duration of the project or 
until stabilization of the disturbed areas in accordance with Illinois urban manual. 
 
The temporary measures such as stabilized construction entrance, silt fence etc. will be 
removed once the site is stabilized to satisfaction of McHenry County. 
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Runoff Volume Reduction Hierarchy 
 

No natural features such as natural storage, infiltration areas, flood plains, wetland exist 
on this site.  There are no stream(s), channel(s) that exist on this site. The 
drainageways along Huntley Road will be maintained in existing storm sewer extended 
north.   
 
The impervious area of project area is being routed through the native plantings in the 
bottom of basin to provide quality control for stormwater.  

 
General Statement 

 
In our opinion, the proposed storm water management meets the minimum 
requirements of the McHenry County Storm Water Management Ordinance. 
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