
          
    
 #2011-06 

Banner Apartments Senior Housing 
           Project Review for Planning and Zoning Commission 

     
 
Meeting Dates:  February 16, 2011 
 
Requests: 1. Final Planned Unit Development Amendment for a senior 

independent living development.  
2. Use Variation from Article 2, Land Use of the Unified 

Development Ordinance, to allow a continuing care retirement 
community without nursing facilities, in the “B-2” zoning district. 

3. Plat of Resubdivision 
 

Location: Station Drive (345-375 Station Drive) 
 
Acreage: Approximately 5.8 acres (4.17 acre site excluding roadway) 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial (future Al and Joe’s Deli) 

South: B-2 PUD General Commercial (Centegra MOB) 
 East: M, Manufacturing 
 West: B-2 PUD General Commercial (Office Buildings) 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    
The site is approximately 4 acres on Station Drive adjacent to the Centegra Medical Office 
Building and the future Al and Joe’s Deli.  A previous planned unit development for an office 
complex was approved for the site.  This request would be to amend that PUD to allow the 
continuing care retirement community, without nursing facilities.  This is an independent senior 
living apartment complex.   
 
Land Use Analysis:  
SITE 
The site is currently zoned B-2 PUD.  B-2 Commercial generally permits retail and office uses.  
The City classifies the proposed use as a continuing care retirement community without nursing 
facilities, which requires a Use Variation within the B-2 zoning district.  The building is three-
stories with a surface parking lot.  The site is below the building impervious and overall site 
impervious coverage limits. The developer chose this location because it is near the Pingree Road 
Metra Train Station.  The site is also located near medical office buildings, retail and service 
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providers and recreational areas.  Around the site is a series of sidewalks which lead out to Station 
Drive.  They also provide access to the Tenant Gardens and outdoor patio. 
PARKING 
The site is providing a total of 85 parking spaces.  The parking requirement for retirement 
communities is between 0.75 spaces per unit up to a maximum of 1.25 spaces per unit.  This 
project is providing 1.07 spaces per unit.  Along the front of the building is a drop off lane and 
with angled parking.  This drop off lane will need to be widened to accommodate emergency 
rescue equipment.   
 
ELEVATIONS 
The building’s exterior elevations are primarily comprised of masonry materials.  Around the 
base of the building and at both entries is cultured stone.  Along the Station Drive elevations the 
remaining portion of the first floor and the entire second floor is constructed with brick.  The 
third floor is 5” fiber cement lap siding.  The interior elevations have 7” fiber cement lap siding 
along the second floor and 5” fiber cement lap siding along the third floor.  Several of the 
residential units have projecting bays, which add visual interest to the exterior elevations and 
create a more residential appearance.  All windows are aluminum single-hung.  The roof is a 
6/12 pitch with hip roof elements over the projecting bay areas.   
 
FLOOR PLAN 
The building is an “L” shape with three residential floors.  There is a mix of one and three-
bedroom units.  Sixteen of the units will be three-bedroom units and 63 of the units will be one-
bedroom.  The first floor houses many of the resident facilities including the community room, 
business center, mailboxes and fitness room.  The second and third floors are a mix of one and 
three-bedroom units.  Laundry facilities are provided on each floor.  Two elevators and three 
stairwells are planned to safely move the residents through the building. 
 
LANDSCAPE PLAN 
The landscape plan illustrates street trees along Station Drive.  Trees are also within the 
foundation base landscape of the building, in parking lot islands and around the exterior of the 
building and parking lot.  Numerous shrubs, ground cover and flowers are proposed throughout 
the site.  Along the parking areas are several bio-swales intended to clean the water before it 
reaches the storm sewer system. 
 
 
Findings of fact: 
Final Planned Unit Development Amendment 
The petitioner is requesting approval of a Final Planned Unit Development Amendment to allow 
the construction of the retirement community with a variation 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: 
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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 
 

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 
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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 
 

 
 
Planned Unit Development Variation  
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. 
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Specific variation as part of the PUD 
The petitioner is asking for a variation in conjunction with their PUD request.  It is to allow a 
three-story building at 38 feet in height as measured at the midway point of the roof, from the 
allowed two-story 28 feet height maximum.  This building is adjacent to the Centegra Medical 
Arts Building, which is 48 feet high. 
 
 

USE VARIATION 
Findings of Fact: 

As illustrated previously in the Land Use Table, this type of residential use is not a permitted use 
within the B-2 zoning district.  B-2 zoning is intended for general business uses.  It is evident 
from recent applications that the nature of this area is changing from the envisioned commercial 
corridor to more office and low impact residential uses.  The proposed project would be 
independent living for persons 55 years of age and better.  This location would allow them to use 
the existing medical office, retail, recreational and mass transit services in the vicinity. 
 
PLAT OF RESUBDIVISION 
The petitioner is requesting a Plat of Resubdivision.  This will divide off a portion of this lot on 
the northwest side of the site.  It will also allow the developer to dedicate appropriate MUE’s for 
this project.  The lot still meets all of the bulk requirements for the B-2 zoning.   
 
 
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 (Tom Suminski, received 1/27/2011). 
B. Preliminary Plat of Resubdivision (iG Consulting, Inc, dated 01/19/11, received 1/27/11). 
C. Site Plan (Worn Jerabek Architects, dated 1/26/11, received 1/27/11). 
D. Landscape Plan (Williams Design Group, dated 1/26/11, received 1/27/11). 
E. Engineering Plans (iG consulting, Inc. dated 1/26/11, received 1/27/11) 
 

2. Site Plan 
A. Aerial apparatus access roads shall be 26 feet in width within a minimum of 15 feet and a 

maximum of 30 feet from the building. The south access and the west access will need to 
increase in width. 

B. The fre apparatus access should not be greater than 250 feet to any portion of the building 
from an approved fire apparatus access.  The fire access lane may need to be extended to 
meet this requirement. 

C. Except for the designated parking areas, the access roads shall be posted “No-parking 
Fire Lane and Station Drive will need “No-Parking Fire Lane” on the side with the fire 
hydrants. 
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D. Provide an auto-turn exhibit indicating that a fire truck can access the entrance closest to 
Exchange Drive.  Due to the proximity of the entrance to Exchange Drive, the entrance 
must remain one-way inbound. 

E. The one-way entrance off Station Drive shall not be moved closer to Exchange Drive. 
F. Illustrate the location for the trash enclosure, ensure it is readily accessible to a waste 

hauling truck. 
 

3. Architecture 
A. Provide actual material samples and colors for the elevation materials at the Planning and 

Zoning Commission and City Council meetings. 
B. To provide better definition in the elevations all windows shall have a stone top cap and 

bottom sill.   
 

4. Plat of Resubdivision 
A. Revise the plat so that Outlot 1 is not shown within Lot 1. 
B. Create a separate outlot labeled Outlot 3 for the Roadway Access/ Landscape/ Private 

Utility Easement. 
C. Provide a final copy of the revised CC&R’s 

 
5. The following Variation is hereby granted as part of the PUD: 

A. A variation from Article 3 Section 3 Density and Dimensional Standards to allow a 
building at 38 feet exceeding the maximum height of 28 feet, a variation of 10 feet.  

 
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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