
          
  

 #2010-51 
Chase Bank – 1185 S. Route 31 Lutter Center 

           Project Review for Planning and Zoning Commission 
     
 
Meeting Dates: September 1, 2010 and September 15, 2010 
 
Requests: 1. Preliminary and Final Planned Unit Development to allow the 

construction of a financial institution 
2. Variations from: 

A. Article 4-200 D 5 to allow the parking to exceed the 
maximum of 125% of the required parking spaces and not 
utilize impervious materials, 

B. Article 4-1000 Table 4-1000 E 1 to allow wall signage to 
exceed the maximum of 150 square feet to allow 202.51 
square feet, 

C. Article 4-1000 Table 4-1000 E 1 to allow a free-standing 
sign to exceed the maximum 5 feet in height and 32 square 
feet to allow a sign24 feet in height and 99 square feet. 

 
Location: 1185 South Route 31 (Lutter Center) 
 
Acreage: Approximately 1.6 acres 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial (Central Park retail) 

South: Village of Cary 
 East: B-2 PUD General Commercial (Wal-Mart Supercenter) 
 West: B-2 PUD General Commercial (nursery) 
 

Staff Contact:   Elizabeth Maxwell  (815.356.3615) 
________________________________________________________________________ 
 
Background:    
The subject property is a vacant 1.6 acre lot in front of the Wal-Mart Supercenter.  Chase Bank is 
proposing constructing a new branch location on this site.  This site is part of the Lutter Center 
PUD and requires a preliminary and final PUD approval.  The petitioners are requesting the 
preliminary and final PUD approval as well as variations to the parking and signage 
requirements. 
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Land Use Analysis:  
Site 
The new branch building would be placed within the center of the lot.  Access to the site will be 
from the existing frontage road from Central Park Drive or the adjacent right-in/right-out drive 
from Route 31.  Full two-way access is provided around the site including a bypass lane around 
the drive-through lanes.  The front of the bank will face Route 31.  The drive-through is located 
on the south side of the bank which will be visible from Route 31.  There are 3 drive-through 
lanes and 1 drive-through ATM lane. 
 
Parking 
The site is providing 48 parking spaces located on the north and west sides of the building.  
Financial Institutions with a drive-through are required to provide 1 parking space per 350 gross 
square feet of building space.  At 4,214 the Chase Bank is only required to provide 12 parking 
spaces.  The UDO allows for parking lots to be oversized and any parking lot that provides over 
125% of the required parking should do so with pervious materials.  Thirty-three of the parking 
spaces should be of pervious material, which could include pervious asphalt or interlocking 
pervious paver blocks with gaps filled with fine gravel.  The overall impervious coverage is 
59%; 65% impervious is permitted.  The reduction in the parking area would allow the engineer 
to better design for water management BMP’s. 
 
Landscape 
The site has landscape planned for the perimeter within the berm around the west and south sides 
and the islands on the north and east sides.  Foundation base landscape would be a variety of 
small ground shrubs and flowers.  The trash enclosure and transformer are located in the rear of 
the building and will be screened with deciduous and evergreen plants.  The site is located within 
the Village of Cary’s groundwater recharge area.  The site will need to be designed with BMP’s.  
These BMP’s shall be incorporated within the proposed landscape or handled mechanically. 
 
Elevations/Signage 
The building is designed with a CMU base, brick main wall area and EIFS top portion.  The 
building has a flat roof with a peaked roof above the front center portion of the building.  This 
building is adjacent to the Central Park inline retail buildings and the Wal-Mart Supercenter.  
Wal-Mart selected Sand and Cream for their EIFS colors with Promenade Blend for the brick 
and a deep brown colored CMU.  Chase Bank is selecting White CMU for the base, Red Sunset 
colored bricks and Decorous Amber as the EIFS color.  Material samples are required to ensure 
that the Chase Bank color selections will blend well with the Wal-Mart center appearance. 
 
Since this lot is the gateway to the City, a high quality of architecture is required.  Both the 
Central Park inline retail buildings and the Wal-Mart have column elements.  The Chase Bank 
building should also create more defined column elements.  Additional architectural elements or 
details should be added to the drive-through canopy so it is better integrated with the building’s 
architecture.  The window bays shall be recessed or have larger headers and sills to provide 
additional detail around them.   
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The signage requested is 202.51 square feet and includes the main Chase sign and logos as well 
as the signage on the drive-through canopy.  Stand-alone buildings are permitted up to 150 total 
square feet of building signage.  Chase is requesting a 52.51 square foot variation.  Chase is 
proposing a 4-foot wide 24-foot tall free-standing sign.  The UDO permits signs for office 
tenants to be 5-feet high and 32 square feet.  This is a variation of 19 feet in height and 67 square 
feet.  All proposed signage should meet the UDO requirements. 
 
 
Findings of fact: 
Preliminary and Final Planned Unit Development 
The petitioner is requesting approval of a Preliminary and Final Planned Unit Development to 
allow the construction of the financial institution 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 
 

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 
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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. 
 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 
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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 to 
allow the parking to exceed 125% of the required parking and not utilize impervious materials.  
This variation goes against the ideals of a PUD which require creative and imaginative design.  
Staff would require that data be provided to the City illustrating the total number of employees 
on shift and number of customers per hour to support a higher parking need.  Staff can then 
reevaluate the parking and any parking exceeding the 125% shall be constructed of pervious 
materials.   
 
The second requested variation is for the wall and free-standing signs.  Staff would recommend 
that any proposed signage meet the requirements of the UDO.   
 
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 (Tim Meseck, The Architects Partnership, received 08/18/10) 
B. Alta Survey (Gewalt Hamilton, dated 08/09/10, received 08/10/10) 
C. Engineering plans (Gewalt Hamilton, dated 08/09/10, received 08/10/10) 
D. Elevations (The Architects Partnership, dated 06/29/10 received 08/10/10) 
E. Photometric Plan (The Architects Partnership, dated 06/29/10 received 08/10/10) 
F. Landscape Plan (The Architects Partnership, dated 08/06/10 received 08/10/10) 
G. Floor Plan (The Architects Partnership, dated 06/29/10 received 08/10/10) 
H. Site Plan (The Architects Partnership, dated 06/29/10 received 08/10/10) 
 

2. The requested parking variation shall be eliminated: 
A. Chase Bank shall provide additional data on the total number of employees on shift and 

customers per hour that support a higher parking requirement. 
B. Any parking provided above the 125% required shall be constructed of pervious 

materials. 
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3. Site Plan 
A. The site plan shall be amended per Wal-Mart’s driveway requirement and Engineering’s 

comments.  This shall shift the driveway further south away from the right-in/right-out 
access from Route 31 and increase the opening radius. 
 

4. Architecture 
A. Material samples shall be presented to the Planning and Zoning Commission and City 

Council and shall resemble the current Wal-Mart colors and materials. 
B. The window bays shall be recessed into the elevation to provide additional relief and 

interest to the elevation.  If they cannot be recessed larger headers and sills shall be 
incorporated around the window and door openings to provide the architectural details. 

C. An additional top element shall be added to the drive-through canopy to finish off the 
canopy and provide integration with the building elevations. 

D. Column features shall be added around all four sides of the building to emulate the Wal-
Mart center. 

E. The rear man door shall be a 6-panel decorative door. 
 

5. Signage 
A. The building wall signage shall be reduced in square footage to meet the total of 150 

square feet of signage.   
B. No signage shall be placed on the drive-up ATM machine with the exception of any 

legally required or instructional signage. 
C. The directional signage shall meet the UDO requirements and shall not exceed 3-feet in 

height and 4 square feet. 
D. The free-standing sign shall be reduced to 5-feet in height and 32 square feet.  The 

monument base shall include materials from the building. 
 
6. 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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