City of Crystal Lake

Memorandum
To: Planning and Zoning Commission
From: Elizabeth Maxwell
Date: May 5, 2010
Re: 2010-24 Crystal Lake Senior Housing Project

This item was continued from the April2fneeting to set a public hearing for the M&ynBeeting. Since

the previous meeting, staff has had several coatiens and meetings with the development team.reThe
was a concern that complete preliminary enginedradynot been submitted. The development team met
with staff and addressed our concerns. Stormwadsr been calculated through the Camelot School
submittal and the availability of utilities in tla@ea will allow them to meet Public Works and Rescue
Department requirements.

In addition the Planning and Zoning Commission fadstions about the traffic increase on Congress
Parkway and the density of the project. Erik Marim of the Engineering Department provided a
response, “Traffic study threshold is not met fhbesde new developments so a regional study of
Congress Parkway is not needed. However, staffsiders these matters in-house with any
development as they affect the road network. Nuod¢ Congress Parkway is a minor collector, not a
major. Previous studies with the Pingree Metrdimiaand Crystal Point Annex, by virtue of
Planning’s PUD conditions, do have future improvateg¢o Congress identified (Congress @ Pingree,
Congress @ Exchange, and Congress @ Main) on@rcergger points are reached.”

Other age restricted housing in the City is of kinmdensity to what is proposed for this projettis project
is requesting 100 units on 5 acres creating a tyenfs?0 units per acre. Sunrise Assisted Livaggproved
in 1999, was for 58 units on 3 acres creating aiteaf 19.3 units per acre. Bickford Cottage,rappd in
2006, was for 53 units on 2.96 acres creating sityesf 17.9 units per acre.

1. Approved plans, reflecting staff and advisory baambmmendations, as approved by the City Council:
Application (Thomas Crystal Lake, LLC, received I8¥10).

Site Plan (FitzGerald Associates Architects, d@#@30/10, received 04/13/10)

Floor Plans (FitzGerald Associates Architects, d@4/30/10, received 04/13/10).

Landscape Plan (FitzGerald Associates Architeatedl04/13/10, received 04/13/10)

Building Elevations (FitzGerald Associates Architedated 04/13/10, received 04/13/10)
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2. A complete landscape plan shall be submitted wighRinal PUD submittal which illustrates the
following:
A. The species, size and quantity of all selectedtplgnes and a planting detail.
B. The plan shall provide for foundation base landscapound the buildings, parking lot
landscape and perimeter landscape areas.
C. The petitioner shall provide a tree inventory, potion plan and removal calculations which
meet Article 4-300 of the Unified Development Omlice.



D. The plan shall provide the required number of tneesessary to meet the tree replacement
calculations.

If this property requires any tree removal, thatmeter shall provide a tree inventory, protection
plan and removal calculations which meet Articl808 of the Unified Development Ordinance.

. Site Plan

A. Cross access agreements need to be provided fpatbels to the east and west along the front
access drive.
B. Provide a sidewalk access to Congress Parkway.

. Architecture

A. Eliminate the exterior storage closets off the bales or provide additional details so that they
are better incorporated into the architecture efdlevations and the roof line.

B. The front entrance bay should be a different calod/or materials starting from the brick
ground floor to the roof peak. This will bettestinguish the front entrance.

C. All windows should include a more pronounced sill.

D. The two building areas where the garage doorsama&tdd should be a separate color and/or
material.

E. Include windows in the brick wall elements in thear elevation, the same as the front
elevation.

F. The Final PUD submittal shall include actual matiesamples and colors for the elevations.

. The following Variation is hereby granted as pdrhe PUD:
A. A variation from Article 3 Section 3 Density andnig@nsional Standards to allow a building at
56 feet 6 inches exceeding the maximum height de2§ a variation of 28 feet 6 inches.

. The petitioner shall address all of the review canta and requirements of the Engineering and
Building, Fire Rescue, Police, Public Works, andanPing and Economic Development
Departments.



#2010-24
Crystal Lake Senior Housing
Project Review for Planning and Zoning Commission

M eeting Dates: April 21, 2010 and May 5, 2010
Reguests: 1. Preliminary Planned Unit Development for a eeni

independent living development.

2. Use Variation from Article 2, Land Use of the ifisd
Development Ordinance, to allow a continuing cat@ement
community without nursing facilities, in the “B-2Zoning

district.
L ocation: Congress Parkway (201-299 Congress Parkway)
Acreage: Approximately 5 acres
Existing Zoning: B-2 PUD General Commercial

Surrounding Properties:  North: B-2 PUD General Commercial (Medical Offites
South: B-2 PUD General Commercial (Crystal Poimit€g

East: B-2 PUD General Commercial (future Cametdtd®l)
West: B-2 PUD General Commercial (Vacant)
Staff Contact: Elizabeth Maxwell (815.356.3615)

Background:
The property is approximately 5 acres adjaceneégoroposed Camelot School and southwest of

Health Bridge. A previous planned unit developnfentan office complex was approved on the
total 15-acre site. The owner is finding developimaterest for 5-acre parcels and is proposing
that the 15 acres be subdivided into 5 acre lotss&parate development. The petitioner
proposes the construction of a four-story senioushg development. The building would

provide parking on the first floor and three floakresidential units with a dining room and

activity rooms. Each residential unit allows fordependent living. The petitioners are
requesting the preliminary PUD with a variationthe allowable height and a Use Variation to
allow the residential retirement community withimetB-2 PUD zoning district.

Land Use Analysis:

ZONING

The site is currently zoned B-2 PUD. B-2 Commadrgenerally permits retail and office uses.
The City classifies the proposed use as a contncame retirement community without nursing
facilities. The Land Use Table does not allow thé® in the B-2 zoning, but does allow it as a




Crystal Lake Senior Apartments April 21, 2010 ataly 5, 2010
Preliminary PUD, Variations, and Use Variation

Special Use within the F Farming, E Estate, R-1 Rl Single Family, R-3 A and R-3B multi
family and O Office zoning districts. The petit@s are requesting a Use Variation to allow the
retirement community within the B-2 zoning district

The developer chose this location because it is memy medical office practices, retail and
service providers and recreational areas. Theleats of this facility would be able to utilize
those services without creating a significant nundferaffic trips. Within one mile of this site,
there are numerous office, medical, retail andaxgsint establishments. Feinberg Park is within
1 mile and Veterans Acres is within 1 % miles.

SITE PLAN

The site illustrates one “H” shaped building. Tpreperty would have the one full access point
along Congress Parkway for the entire 15-acre sitiee site plan shows a roadway across the
north part of the site that will provide cross axdetween this main drive and the Camelot
School and any future development to the west. ditee would provide 57 parking spaces
outside and 100 parking spaces on the first fldadhe building. The site would also provide a
drive aisle all the way around the building foridesit and fire apparatus access. The detention
basin at the south end of the site is for this prigpand the Camelot School property. This basin
and the existing basin, Outlot A, have been sizagrapriately to accommodate the ultimate
development of the entire 15-acre property.

PARKING

The site is providing a total of 156 parking spacé® of these spaces are above-ground for
residents, visitors and any staff. 100 spacegraded within the building as the ground floor.
The parking requirement for retirement communiiedetween 0.75 spaces per unit up to a
maximum of 1.25 spaces per unit. This range isemap of three different community’s
requirements which are similar in size to Crystaké within the American Planning
Associations Parking Standards Planning Advisoryvie Report. The site exceeds the
maximum parking by 32 spaces.

ELEVATIONS

The building would be four stories with the firgddr being the indoor parking. The first floor

would be clad with brick veneer, which will contiup in two columns to a peaked roof on the
front and rear elevations. The remainder of theerex elevation would be fiber cement lap

siding. Each unit would offer a balcony.

LANDSCAPE PLAN

The petitioners have provided a preliminary langscplan. The petitioners will provide a final
plan with the Final PUD submittal, which will bequgred to meet the foundation base, perimeter
and parking lot site landscape requirements.



Crystal Lake Senior Apartments April 21, 2010 ataly 5, 2010
Preliminary PUD, Variations, and Use Variation

Findings of fact:

Preliminary Planned Unit Development

The petitioner is requesting approval of a PrelamnPlanned Unit Development to allow the
construction of the retirement community with véigas in the B-2 PUD zoning district. A
Planned Unit Development is a Special Use and 8pHsies require separate review because of
their potential to impact surrounding propertied #me orderly development of the City.

Section 2-400 B General Standards for all specsgisun the Unified Ordinance establishes
standards for all special uses in Crystal LakeaefB, the criteria are as follows:

1. The use is necessary or desirable, at the progosation, to provide a service or facility
which will further the public convenience and gexlevelfare.
[ ] Meets [ ] Does not meet

2. The use will not be detrimental to area propertyes.
[ ] Meets [ ] Does not meet

3. The use will comply with the zoning districts regbns.
[ ] Meets [ ] Does not meet

4. The use will not negatively impact traffic circutat.
[ ] Meets [ ] Does not meet

5. The use will not negatively impact public utilities municipal service delivery systems. If
required, the use will contribute financially tetbpgrading of public utilities and municipal
service delivery systems.

[ ] Meets [ ] Does not meet

6. The use will not negatively impact the environmenbe unsightly.
[ ] Meets [ ] Does not meet

7. The use, where possible will preserve existing meatiegetation, and provide landscaping
and architecture, which is aesthetically pleasimgpmpatible or complementary to
surrounding properties and acceptable by commustétydards.

[ ] Meets [ ] Does not meet

8. The use will meet requirements of all regulatingeyomental agencies.
[ ] Meets [ ] Does not meet

9. The use will conform to any conditions approvegas of the issued Special Use Permit.
[ ] Meets [ ] Does not meet

10.The use will conform to the regulations establistiedspecific special uses, where applicable.
[ ] Meets [ ] Does not meet



Crystal Lake Senior Apartments April 21, 2010 ataly 5, 2010
Preliminary PUD, Variations, and Use Variation

In addition PUDs must also meet the standards ati®@e4-500 C. Development Standards and
4-500 D. 2 Additional standards for Planned Univ&epments Commercial PUDs.

1. Implements the vision and land use policies ofGoenprehensive Plan.
[ ] Meets [ ] Does not meet

2. Shall not result in substantial adverse effect dja@ent property, natural resources,
infrastructure, public sites or other matter of ljpubealth, safety and welfare.
[ ] Meets [ ] Does not meet

3. PUD’s must provide transitional uses to blend vaitliacent 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 adance with the Comprehensive Plan.
[ ] Meets [ ] Does not meet

6. All dimensional standards shall be listed withie tARUD plan if they do not meet the
Ordinance minimum standards.
[ ] Meets [ ] Does not meet

7. The responsible parties for all on-site and otleguired public improvements shall be
established and a utility plan indicating all prepd easements shall be provided.
[ ] Meets [ ] Does not meet

8. Any private infrastructure shall comply with theycstandards.
[ ] Meets [ ] Does not meet

9. The PUD plan shall establish the responsibilityhef applicant/developer.
[ ] Meets [ ] Does not meet

10.A bond or letter of credit shall be posted to caguired fees or public improvements.
[ ] Meets [ ] Does not meet

Planned Unit Development Variations

The purpose of Planned Unit Developments is to erage and allow more creative and
imaginative design of land developments than issids under district zoning regulations.
Planned Unit Developments are, therefore, intertdeallow substantial flexibility in planning
and designing a proposal. This flexibility is oftenthe form of relief from compliance with
conventional zoning ordinance site and design reqents.

Ideally, this flexibility results in a developmetttat is better planned, contains more amenities,
and is ultimately more desirable than one that @dwdve been produced through compliance
with typical zoning ordinance and subdivision cotgr



Crystal Lake Senior Apartments April 21, 2010 ataly 5, 2010
Preliminary PUD, Variations, and Use Variation

Therefore more lenient site requirements may batgdawhere the Planned Unit Development
contains features not normally required of traditiodevelopments. If the evidence is not found
to justify such conditions, that fact shall be nepd to the City Council with a recommendation
that the variation request be lessened or denied.

Soecific variation as part of the PUD

The petitioner is asking for a variation in conjtion with their PUD request. It is to allow a
four-story building at 56 feet 6 inches in heigiithm the allowed two-story 28 feet height
maximum. Recently Crystal Lake Plaza which is wddghis site along Route 14 was granted a
height variation to allow up to 40 feet. Immanuatheran School to the west of this site along
Main Street is within the R-2 zoning district argl permitted to be 40 feet in height. The
developer is reducing the on-site impervious coyerhy locating the majority of the parking
underground as the first floor, which then increabe height of the building.

Findings of Fact:

USE VARIATION

As illustrated previously in the Land Use Tableas tlype of residential use is not a permitted use
within the B-2 zoning district. B-2 zoning is ined for general business uses. It is evident
from recent applications that the nature of thesaas changing from the envisioned commercial
corridor to more office and low impact residentisdes. The proposed project would be
independent living for persons 55 years of agelsiter. This location would allow them to use
the existing medical office, retail and recreatis®vices in the vicinity.

Recommended Conditions:
If a motion to recommend approval of the petiticmeequest is made it should be with the
following conditions:

1. Approved plans, reflecting staff and advisory boeedommendations, as approved by the
City Council:

Application (Thomas Crystal Lake, LLC, received I8V10).

Site Plan (FitzGerald Associates Architects, d@#30/10, received 04/13/10)

Floor Plans (FitzGerald Associates Architects, d@4/30/10, received 04/13/10).

Landscape Plan (FitzGerald Associates Architeaedl04/13/10, received 04/13/10)

Building Elevations (FitzGerald Associates Architedated 04/13/10, received

04/13/10)

moowz>

2. A complete landscape plan shall be submitted véhRinal PUD submittal which illustrates
the following:
A. The species, size and quantity of all selectedtpignes and a planting detalil.
B. The plan shall provide for foundation base landscapund the buildings, parking lot
landscape and perimeter landscape areas.
C. The plan shall provide the required number of tneggiired from the tree replacement
calculations.



Crystal Lake Senior Apartments April 21, 2010 ataly 5, 2010
Preliminary PUD, Variations, and Use Variation

3. If this property requires any tree removal, theitjpeter shall provide a tree inventory,
protection plan and removal calculations which mdeticle 4-300 of the Unified
Development Ordinance.

4. Site Plan
A. Cross access agreements need to be provided fgraticels to the east and west along
the front access drive.
B. Sidewalk access should be provided to Congressa@airk

5. Architecture

A. Eliminate the exterior storage closets off the baies or provide additional details so
that they are better incorporated into the archutecof the elevations and the roof line.

B. The front entrance bay should be a different calai/or materials starting from the brick
ground floor to the roof peak. This will bettestinguish the front entrance.

C. All windows should include a more pronounced sill.

D. The two building areas where the garage doors aratdd should be a separate color
and/or material.

E. Include windows in the brick wall elements in tlear elevation, the same as the front
elevation.

F. The Final PUD submittal shall include actual maesamples and colors for the
elevations.

6. The following Variation is hereby granted as pdrthe PUD:
A. A variation from Article 3 Section 3 Density andnignsional Standards to allow a
building at 56 feet 6 inches exceeding the maxininaight of 28 feet, a variation of 28
feet 6 inches.

7. The petitioner shall address all of the review canta and requirements of the Engineering
and Building, Fire Rescue, Police, Public Works] &tanning and Economic Development
Departments.



City of Crystal Lake
Development Application

Project Title:

Crystal Take Senigr:Apartments

Office Use Only

File # “'0-*2‘&

Action Requesfed I

Anmnexation

Comprehensive Plan Amendment
Conceptual PUD Review

Final PUD

Final PUD Amendment

Final Plat of Subdivision

Petitioner Information

Name: 1homas Crystal Lake, LLC

Address: 343 Wainwright brive

Suite B, Northbrook, IL 60062

Prefiminary PUD \\ /
. Preliminary Plat of Subdivisio\/
Rezoning

Special Use Permit

_% Variation

Other

Owner Information (if different) }

Name: Blgin Bancshares, Inc.

Address: P.O. Box 641

Elgin, IL 60121

Phone: 847-291-3400

Fax: 847-291-1691

E-mail:

Property Information

Phone:

Fax:

E-mail:

Project Description: _ Development of a four-story senicr housing development to

provide independent Jiving. ...

5 acres located on Congress Parkwav at corner

Project Address/Location:

of Congress Parkway and Main Street

19-04-303-008

PIN Number(s):



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

Developer: _Thomas Crystal Lake, LIC

Architect: Titzaerald Associates Architects, 912 West Lake Street. Chicago
www.fitzgeraldassociates.net; phone: 312-563-9100; fax: 312-536-1919

Attorney: _Kelly A. Cahill, Zukowski, Rogers, Flood & McArdle, 50 Virginia Street,
Crystal Lake, IL 60014; phone: 815-459-2050; fax: B815-459-9057; kcahill@zrfmlaw.com

Engineer: Frank Cuda, _Sche Engineers, P.C., 1814 Grandstand Place, Flgin, TL
60123; phone: 847-697-7005; fax: §47-697-7099; office@schefloweng,com

Landscape Architect: Fitzgerald Associstes Architects

Plannper:

Surveyor:

Other:

Vﬁ i A'Ll {“ % W / o {" ”, } L} /JH’

PﬂTlTlONm Print gn/d Sign name/ Gf different from owner) Date

As owner of the property in questwn,{ hereby authorize the seeking of the above requested action.

~ il IU\H'}K}(‘&L\_‘JK a *ﬁ{ )/L £ ét L 7/'5“/«0

OWNER: Print and Sign wame L ~ Date

NOTE: If the property is held in trust, the trust officer must sign this petition as owner. [n addition, the
trust officer must provide a letter that names ail beneficiaries of the trust.
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¥ PUBLIC NOTICE

BEFORE THE PLANNING AND
ZONING COMMISSION
OF THE CITY OF CRYSTAL LAKE

IN THE MATTER OF THE APPLICA-
TION OF Elgin Bancshares, Inc., 08
Owner and Thamas Crystal Lake,
LLG, as Developer

LEGAL NOTICE

Natice is heieby given in compit-
ance with the Zoning Ordinance of
the City of Crystat Lake, Winois, that
¢ public hearing will be held before
the Planning and Zoning Comimis-
sion of the City of Crysial Lake
upon the application of Eigin Bane-
shares, Inc., Owner and Thomas
Crystal Lake, LLC, the Developer,
relating to the propenty located 00
Congress Parkway al comef o
Congress Panavay and Main Sireet
consisting of 5 aeres, PIN na. 19-
04-303-008.

This application is filed far the
purpose of o request for approval of
o preliminary PUD 1o allow seniot
independent living apartments, @
variation from Articie 3 Section 3
Density and Dimensiona! Standards
o allow a building af 56 feel &

inches exceeding the maximum
height of 28 feel and two stories
and ¢ use varation from Aslicle 2,
tand Use of the Unified Develop-
ment Ordinance, fo allow a conlin-
uing core  refirement comnunity
without nursing facilities, in ihe "B-
2% zoning district and in accor-
dance with Adicle 4, Seclion 4-
£00, entifled Ploaned Unit Devel-
oprent  Standard  of said  ordi-
nance.

A public hearing before the Plan-
ning and Zoning Gommissicn on
the request wil be heid ot 7:30
p.m. on Wednesday, May 5,
2010, at the Crystei Lake City Hall,
100 Wesl Woodslock Street, of
which lime and place any person
delermining lo be heard may be .
present.

Thomas Hayden, Chair

Planning and Zoning Cemmission

City of Crysfal Loke

{Published in the Northwest Herald
c!lﬁ\pril 149, 2010}

-~



CRYSTAL LAKE PLANNING AND ZONING COMMISSION
WEDNESDAY, APRIL 21, 2010
HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS

The meeting was called to order by Vice Chair Gnegm at 7:30 p.m. On roll call, members Batastini,
Esposito, Jouron, McDonough, Skluzacek, and Greanmegie present. Members Goss and Hayden
were absent.

Michelle Rentzsch, Director of Planning and EcoroDeévelopment, Latika Bhide and Elizabeth
Maxwell, both Planners, were present from Staff.

Mr. Greenman stated that this meeting is beinyisdel now as well as being recorded for future
playback on the City’s cable station.

2010-24 CRYSTAL LAKE SENIOR HOUSING PROJECT — SW Cagress & Commonwealth—
PUBLIC MEETING

A motion is requested to set a public hearing datday 5, 2010.

Preliminary Planned Unit Development, Variationsdcsenior independent living development.

Mr. Greenman said the petitioners are presentv® thie Commissioners an overview of the project and
to set a public hearing date.

Kelly Cabhill, attorney, Tom Monico, developer, wgnesent to represent the petition. Ms. Cahilll sai
this project is for people age 55 and older arlddated across from Health Bridge. The property ha
been vacant for some time and they are proposiraffardable senior independent living facility. &h
building will be 4 stories with the first floor beg used for parking. That will reduce the impengo
surface of the property. Ms. Cahill showed the plan for the proposed development as well ag colo
renderings from various angles. She said the ewtipe covered and there will be many amenities
such as a gym, craft room, etc. Ms. Cahill stétedl the developer has several in the area incjuoie
in Glenview and one under construction in Fox Lake.

Ms. Cahill said the property is zoned “B-2" andytlaee requesting a use variation to allow this
development in the district. She said this redidénse will bring customers in close proximity to
businesses, medical facilities, and the downtowea.aThe density and high quality building matsrial
will add to the property values in the area. Shid # this development were to be put next to a
residential area, there would be more of an impadhat residential use. Ms. Cahill said this wéla
great engine for economic growth and it fits inhatihe surrounding uses.

There was no one in the public who wished to seathis petition.

Mr. Batastini asked if these units will be rentedaned. Mr. Monico said the units will be renttds



PLANNING AND ZONING COMMISSION
APRIL 21, 2010
PAGE 2

the first 15 years. Then they will likely go condblr. Batastini said the building is nice and gasd
features but it reminds him of a hotel. He isasking that the building be all brick but it woudd nice
to have brick further up the building with somedygf banding. Mr. Batastini asked if the age
restriction is part of the PUD approval. Ms. MaXveaid that could be added as a condition.

Mr. Batastini said he has a concern with traffitie area is loading up with uses and traffic irt tha
business park is crazy. He asked if a traffic giadequired. Ms. Maxwell said Congress Parkvegay i
already designed to handle the traffic. Mr. Batashid they are getting more non-traditional uses
this area. He asked if a rear access point wag lweinsidered. Ms. Maxwell explained that behind t
building is the detention basin. There will be@tage road between all three properties so paapie
get over to Commonwealth Drive. In addition, stetesl the Fire Rescue Department is not requiring
the access behind Camelot and their Final PUD stouél request its removal. Mr. Monico said more
senior drive today but during non-peak hours. Thathat they have found at their other locations.

Mr. Jouron asked about the exterior storage. Mmigb said each unit has their own furnace and that
area is not for storage.

Mr. McDonough said 20 units to the acre seems higit. He is 55 and drives during rush hour daily.
Mr. Monico said the average age at their currecations is 70. Mr. McDonough asked about the
classification of “continuing care facility” used the staff report. Ms. Maxwell said the UDO ddesn
have a designation of independent senior livingtaecclassification used was the closest to thes us

Mr. Skluzacek said he is concerned with the parkipaces especially at the end. He is afraid that
people will have a problem backing out. Mr. Mongand there won't be any parking in the corners and
not all of the parking spaces will be filled. Eagft will have one parking space assigned to it.

Mr. Greenman reviewed the comments that were mpdeebCommissioners. He suggested that the
petitioner review the conditions listed in the Staport and at the next meeting be ready to reviesn.

Mr. Monico said they have a project that is up emthing in Glenview on Patriot Drive. It is locdte
The Glen and he would be happy to give anyone ritthey would like to go through it.

Mr. Esposito moved to continue 2010-24 Crystal L8kaior Housing Project and set the public hearing
date to May 5, 2010. Mr. Batastini seconded th&ano On roll call, all members voted aye. Motion
passed.
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