
          
    

 #2010-05 
Camelot School – Congress Parkway 

           Project Review for Planning and Zoning Commission 
     
 
Meeting Dates:  February 3, 2010 
 
Requests: 1. Preliminary Plat of Subdivision of Lot 3 in the Crystal Lake 

Business Center for a two-lot subdivision; 
2. Preliminary Planned Unit Development to allow two buildings 

on a zoning lot; 
3. Use Variation from Article 2, Land Use of the Unified 

Development Ordinance, to allow an Educational Service, 
Elementary or Secondary School as a Permitted Use in the “B-
2” zoning district; 

4. Variations from: 
 A. Side yard parking lot setback of 8 feet to allow a reduced 

parking lot setback of 6.23 feet, a variation of 1.77 feet. 
 B. Maximum permitted 65% impervious surface coverage 

limit to allow the impervious surface as illustrated on the site 
plan. 
 

Location: Congress Parkway (201-299 Congress Parkway) 
 
Acreage: Approximately 13.72 acres 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial (Medical Offices) 

South: B-2 PUD General Commercial (Crystal Point Center) 
 East: B-2 PUD General Commercial (Post Office) 
 West: B-2 PUD General Commercial (Vacant) 

  
Staff Contact:   Elizabeth Maxwell  (815.356.3615) 
________________________________________________________________________ 
Background:    
The subject property is almost 14 acres just southwest of Health Bridge and adjacent to the Post 
Office.  A previous planned unit development for an office complex was approved on this site.  
The petitioner proposes to subdivide the eastern 5 acres from the remaining parcel to allow a lot 
for Camelot School.  Camelot Schools has several locations around the country and they 
specialize in providing education and treatment to children and young adults who cannot attend 
traditional schools. The petitioner is requesting a Preliminary Plat of Subdivision, Preliminary 
Planned Unit Development, Use Variation, and Variation for impervious surface coverage and 
parking lot landscape setback to allow the school and dormitory building as presented.   
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Land Use Analysis:  
ZONING 
The site is currently zoned B-2 PUD.  B-2 generally permits retail and office uses.  Below is an 
excerpt from the Land Use Table in the Unified Development Ordinance. 
 
         B-2 

 
 

The City classifies Camelot Schools as an Elementary and Secondary School.  The Land Use 
Table does not allow this type of school in the B-2 zoning district so the petitioners are 
requesting a Use Variation to allow the school.  Many other types of private schools are 
permitted within the B-2 zoning district.   
 

One of the important aspects of Economic Development is to have a healthy daytime population.  
This is a critical factor restaurateurs and retailers look at when deciding to locate in the City.  
Camelot School will provide approximately 150 jobs with this school. 
 

Camelot School chose this location because it is near many medical office practices.  Since 
Camelot School is a therapeutic school, they frequently use the services of nearby medical 
practitioners. 
 
SITE PLAN 
The site illustrates two buildings, one is an education building and one is a dormitory building.  
The majority of the parking is on the west side of the site with additional parking behind the 
education building.  The buildings are arranged in an “L” shape with the dormitory building 
facing westward and the education building facing north towards Congress.  Certain students will 
remain at the school Monday through Friday and reside at the school.  Some students also reside 
at the school for the entire week fulltime.  
 

The previous plans for this property and the Sam’s Club property to the south illustrated a 
roadway connection from the Sam’s Club drive through this site to Congress Parkway.  This 
Roadway was a planned alternative route to bypass Route 14.  Sam’s Club was required to 
engineer the roadway plans from their property to the southeastern corner of this site, which they 
have done.  The City also retains a Letter of Credit for the proposed roadway improvements from 
Sam’s Club.  The proposed site plan would eliminate this roadway connection and alternatively 
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propose an emergency connection only from the parking lot of the Crystal Point Shopping Center 
to the south.  The petitioners are requesting that the roadway connection be amended to allow the 
emergency access only. 
 
PARKING 
The site is providing 136 parking spaces in the phase one construction.  An additional 45 spaces 
are planned to be constructed if the school needs the additional parking or if the project is 
converted to office use.  The school requires 1 parking space for every faculty member and other 
employee plus 1 parking space for every 4 auditorium seats.  There is no auditorium associated 
with the school so parking would be based on total number of employees.  The petitioner 
estimates a maximum of 150 employees.  The first phase parking will provide 136 parking 
spaces and phase two parking will provide a total of 181 parking spaces.  If the use was 
converted to office use, the parking is 1 space per 250 gross square feet requiring 200 parking 
spaces.  The petitioner has also stated that the basketball court would be removed if the school 
vacated the premises and can be converted to parking. 
 
ELEVATIONS 
Both buildings will be constructed with masonry materials and have a low pitched gable roof. 
The buildings are designed in a prairie style with the roof overhang and prairie stone around the 
base.  The stone wraps around the entire base of the building up to a stone cap where the brick 
begins.  The entry-way is entirely stone and has two end columns leading to an archway.  Four-
sided elevations be provided at the final PUD submittal. 
 
TREE PRESERVATION 
There are existing trees on site, approximately 40 trees will need to be removed for Phase 1.  A 
complete survey and replacement analysis will be provided at the Final PUD request.  The 
petitioner will need to account for the removal inches.  Additional trees can be added around the 
buildings, around the perimeter of the parking lot or within parking lot islands. 
 
 

Findings of fact: 
Preliminary Planned Unit Development 
The petitioner is requesting approval of a Preliminary Planned Unit Development to allow the 
construction of the two school buildings in the B-2 PUD zoning district.  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 
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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 

 
In addition PUDs must also meet the standards in Section 4-500 C. Development Standards and 
4-500 D. 2 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. PUD’s must provide transitional uses to blend with adjacent development. 

 Meets   Does not meet 
 

4. PUD phases must be logically sequenced. 
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 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 
 

 
Planned Unit Development Variations  
The purpose of Planned Unit Developments is to encourage and allow more creative and 
imaginative design of land developments than is possible under district zoning regulations. 
Planned Unit Developments are, therefore, intended to allow substantial flexibility in planning 
and designing a proposal. This flexibility is often in the form of relief from compliance with 
conventional zoning ordinance site and design requirements.  
 
Ideally, this flexibility results in a development that is better planned, contains more amenities, 
and is ultimately more desirable than one that would have been produced through compliance 
with typical zoning ordinance and subdivision controls.  
 
Therefore more lenient site requirements may be granted where the Planned Unit Development 
contains features not normally required of traditional developments. If the evidence is not found 
to justify such conditions, that fact shall be reported to the City Council with a recommendation 
that the variation request be lessened or denied. 
 
The petitioner is asking for two variations in conjunction with their PUD request.  The first is a 
reduction in the side yard parking lot landscape setback.  Due to the dimensions of the site, 
proposed width of the building and required parking facilities, the petitioners are 1.77 feet short 
of the required setback along the west side.  The parking lot landscape setback will be 6.23 feet 
along the west side of the main parking area.  The second variation is to the impervious coverage 
limit.  The petitioners are expanding an existing off-site detention area for their detention needs.  
This allows them to purchase the minimum amount of property necessary to accommodate their 
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use and not account for a large open area for detention, though, this then results in more 
impervious surface than is typically seen on site.  If the required detention was placed on this lot, 
this variation would not be required. 
 
 
Findings of Fact: 
USE VARIATION 
As illustrated previously in the Land Use Table, this type of school is not a permitted use within 
the B-2 zoning district.  B-2 zoning is intended for general business uses.  Camelot school is a 
private for profit school that will contain offices and provide up to 150 new jobs to the City.  The 
property is also designed to be reused and converted into office property.  Camelot Schools 
brings many of the benefits typically associated with other business uses which are permitted 
within the B-2 zoning district. 
 
Recommended Conditions:  
A motion to recommend approval of the petitioner’s request with the following conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 
City Council: 
A. Application (Avram Builders LLC., received 01/13/10). 
B. Plat of Survey (Smith Engineering, dated 01/24/05, received 01/13/10) 
C. Preliminary Engineering packet (Scheflow Engineering, dated 01/08/10, received 

01/13/10). 
D. Architectural Plans (K. Peterson Associates, dated 01/07/10, received 01/13/10) 
E. Front elevations (K. Peterson Associates, dated 01/26/10, received 01/26/10) 
 

2. A complete landscape plan shall be submitted with the final PUD submittal which illustrates 
the following: 
A. The species, size and quantity of all selected plant types and a planting detail. 
B. The plan shall provide for foundation base landscape around the buildings, parking lot 

landscape and perimeter landscape areas. 
C. The plan shall provide the required number of trees required from the tree replacement 

calculations. 
 
3. Site Plan 

A. Cross access should be provided with the parcel to the west. If possible a single shared 
entrance off of Congress Parkway should be provided for both parcels.   

B. Upon development of western parcel, proposed entrance should be converted to a right 
in-right out or closed. Congress Parkway pavement markings should be changed to a two 
way left turn lane east of the entrance. 

C. Sidewalk access should be provided to Congress Parkway. 
D. 5 handicap parking stalls are required for the proposed 136 parking spaces. The H.C. 

stalls should be located as closes to the public accessible entrances for both buildings as 
possible.   
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E. The planned roadway connection shall be provided, extended from the Sam’s Club 
property through this site to Congress, which will require the shifting of the dormitory 
building to the west side of the lot. 
 

4. Architecture 
A. Complete four-sided elevations shall be provided with the final PUD submittal. 
B. The petitioner shall work to incorporate the suggestions from staff, which include 

i. To lower the roof pitch from a 5/12 to a 4/12 pitch. 
ii.  To bring the prairie stone block up the corners of the end columns on the 

dormitory building. 
iii.  Increase the wall plane stagger on the education building from a 1 foot recess to a 

2 foot recess. 
 

5. The amount of parking constructed shall be sufficient for the total number of on-site 
employees.  
 

6. The following Zoning Ordinance Variations are hereby granted: 
A. Side yard parking lot setback of 8 feet to allow a reduced parking lot setback of 6.23 feet, 

a variation of 1.77 feet. 
B. Maximum permitted 65% impervious surface coverage limit to allow the impervious 

surface as illustrated on the site plan. 
 
7. The petitioner shall address all of the review comments and requirements of the Engineering 

and Building, Fire Rescue, Police, Public Works, and Planning and Economic Development 
Departments. 
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