
          
    

 #2012-09 
Crystal Lake Plaza – 1 - 29 Crystal Lake Plaza 

         Project Review for Planning and Zoning Commission 
 
 
Meeting Dates: March 21, 2012 
 
Requests: Final Planned Unit Development Amendment to allow changes to 

the existing electronic message center on the existing pylon sign to 
allow a 3-minute hold for messages 

 
Location: 1-29 Crystal Lake Plaza 
 
Acreage: ≈ 16.2 acres (entire center) 
 
Existing Zoning: “B-2 PUD” General Commercial PUD 
 
Surrounding Properties: North: “R-2” and “R-3A” Single and Two-Family Residential 

South: “B-2” General Commercial 
East: “B-2 PUD” General Commercial PUD 

 West: “B-2 PUD” General Commercial PUD 
  
Staff Contact:   Latika Bhide (815.356.3615) 
________________________________________________________________________ 
 

Background:   
• Location:  1-29 Crystal Lake Plaza. The sign in 

question is located just east of the entrance 
along the Julie Ann’s building (former Baird and 
Warner Building).  

• Zoning:  “B-2 PUD” General Commercial PUD. 
• Development: Initial PUD approval for Crystal 

Lake Plaza was granted in 1962. Several PUD 
amendments have been approved subsequently. 

• Request: Final PUD Amendment to allow 
changes to the existing electronic message 
center (EMC) on the existing pylon sign to 
allow a 3-minute hold for messages. 
 

Land Use Analysis:  
• History: In 2009, the City Council approved a Final PUD amendment for the Crystal 

Lake Plaza to allow architectural changes to the center and approved an electronic 
message center approximately 77 square feet in area within the existing pylon sign. At 
that time, electronic message centers were not a permitted sign type per the UDO. 
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• Details: At the Planning and Zoning Commission meeting in 2009, the petitioner 
requested that the EMC sign be allowed to be changed twice a week (similar to the 
manual message board that was replaced with the EMC).  

• Request: The petitioner has indicated that they would like to change the messages every 3 
minutes instead of the twice every week requirement. 

• Ordinance provisions: The City Council adopted a text amendment to the UDO in 2011 
to allow EMC signs as a Special Use in the “B-2” district. The special use criteria include 
the following design standards applicable to EMC signs : 

A. The EMC unit must be equipped with both a programmed dimming sequence as 
well as an additional overriding mechanical photocell that adjusts the brightness 
of the display to the ambient light at all times of day. Such programming and 
mechanical equipment shall be set so that the EMC, at night or in overcast 
conditions, will be no more than 40% of the daytime brightness level; 
This requirement was included in the previous approval. 

B. All EMCs located on properties adjacent to residential uses must be extinguished 
from 11:00 p.m. until 7:00 a.m. This restriction shall apply regardless of the 
location of the EMC on the property; 
Not applicable. 

C. The message area of an EMC can be illuminated by white or amber incandescent 
lamps, LED (light-emitting diode) or magnetic discs; 
The EMC is illuminated by amber LED. 

D. The EMC unit must have the “flash” feature disabled and messages shall have a 
5-minute “hold” time except for time and temperature messaging which may have 
a shorter duration, but no less than 1 minute or separate the sign into two areas – 
one for the message and the other for the time and temperature; 
The petitioner is requesting a 3-minute hold time. 

E. The messages displayed on the EMC may only transition from one message to 
another by either fading or dissolving to black with another message appearing 
immediately thereafter, without movement or other transition effects between 
messages; 
No specific conditions were included with the previous approval, however, the 
messages currently scroll as they transition from one to another. 

F. Except as otherwise provided herein, all messages displayed on the EMC must be 
static and may not reflect movement, flashing, scrolling or changes in shape or 
size of messages or portions of messages. Streaming and/or live-time video may 
not be displayed and this function of the EMC must be disabled; 
No specific conditions were included with the previous approval, however, the 
messages currently scroll as they transition from one to another. 

G. The EMC unit must be equipped to override commercial messages for emergency 
situations such as an “Amber Alert” or other such acute public emergencies, but 
such override authority for public emergencies shall not exceed 48 total hours 
within any two week period. The owner of the EMC unit is requested to cooperate 
with the City of Crystal Lake in order to allow the City to exercise its override 
authority; and 

H. The EMC sign must be set in a manner that the display will turn dark in case of a 
malfunction. 
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A summary of previous EMC sign approvals including the hold time for messages is included 
with this report. With the exception of three approvals (Park District and Crystal Lake South 
with one-minute hold time and Walgreens at 315 N. Route 31 with a one-hour hold time) all 
approved EMCs have a five-minute hold time. 
 
Findings of Fact: 
FINAL PLANNED UNIT DEVELOPMENT AMENDMENT 
The petitioner is requesting a Final Planned Unit Development approval for the petition as 
presented for the subject property.  A Planned Unit Development is a Special Use and Special 
Uses require a separate review because of their potential to impact surrounding properties and 
the orderly development of the City.   
 
Section 2-400 of the Unified Development Ordinance establishes the general standard for all 
Special Uses in Crystal Lake.  The criteria are as follows: 
 

1. That the proposed use is necessary or desirable, at the location involved, to provide a 
service or facility which will further the public convenience and contribute to the general 
welfare of the neighborhood or community.  

 Meets    Does not meet 
 

2. That the proposed use will not be detrimental to the value of other properties or 
improvements in the vicinity. 

 Meets    Does not meet 
 

3. That the proposed use will comply with the regulations of the zoning district in which it 
is located and this Ordinance generally, including, but not limited to, all applicable yard 
and bulk regulations, parking and loading regulations, sign control regulations, 
watershed, wetlands, and flood plain regulations, Building and Fire Codes and all other 
applicable City Ordinances.  

 Meets    Does not meet 
 

4. That the proposed use will not negatively impact the existing off-site traffic circulation; 
will adequately address on-site traffic circulation; will provide adequate on-site parking 
facilities; and, if required, will contribute financially, in proportion to its impact, to 
upgrading roadway and parking systems.  

 Meets    Does not meet 
 

5. That the proposed use will not negatively impact existing public utilities and municipal 
service delivery systems and, if required, will contribute financially, in proportion to its 
impact, to the upgrading of public utility systems and municipal service delivery systems. 

 Meets    Does not meet 
 

6. That the proposed use will not impact negatively on the environment by creating air, 
noise, or water pollution; ground contamination; or unsightly views.  

 Meets    Does not meet 
 

7. That the proposed use will maintain, where possible, existing mature vegetation; provide 



2012-10/CL Plaza March 21, 2012 Final PUD Amendment 
 
 

 

 
4

adequate screening to residential properties; provide landscaping in forms of ground 
covers, trees and shrubs; and provide architecture, which is aesthetically appealing, 
compatible or complementary to surrounding properties and acceptable by community 
standards, as further detailed in Article 4, Development and Design Standards.  

 Meets    Does not meet 
 

8. That the proposed use will meet standards and requirements established by jurisdictions 
other than the City such as Federal, State or County statutes requiring licensing 
procedures or health/safety inspections, and submit written evidence thereof.  

 Meets    Does not meet 
 

9. That the proposed use shall conform to any stipulations or conditions approved as part of 
a Special Use Permit issued for such use.  

 Meets    Does not meet 
 

10. That the proposed use shall conform to the standards established for specific special uses 
as provided in this section. 

 Meets    Does not meet 
 
 
Recommended Conditions:  
If a motion is made to recommend approval of the petitioner’s request, the following conditions 
are suggested: 

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

A. Application, received 10-13-11 

2. A Final PUD Amendment to rescind the condition of Ordinance #6523 that the EMC 
messages be changed twice a week is hereby granted. A 5-minute hold time for messages is 
approved. All other applicable conditions of previous Ordinances shall apply. 

3. The messages displayed on the EMC can only transition from one message to another by 
either fading or dissolving to black with another message appearing immediately thereafter, 
without movement or other transition effects between messages.  

4. Messages must be static and not reflect movement, flashing, scrolling or changes in shape or 
size of messages or portions of messages. Streaming and/or live-time video are not permitted. 

5. If the EMC unit is equipped to override commercial messages for emergency situations such 
as an “Amber Alert” or other such acute public emergencies, the owner of the EMC unit is 
requested to cooperate with the City of Crystal Lake in order to allow the City to exercise its 
override authority 

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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CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, DECEMBER 2, 2009 

HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 
 
The meeting was called to order by Chair Hayden at 7:30 p.m.  On roll call, members Batastini, 
Esposito, Goss, Jouron, McDonough, Skluzacek and Hayden were present. Mr. Greenman was absent. 
 
Mr. Hayden asked the people in attendance to rise to say the Pledge of Allegiance.  He led those in 
attendance in the Pledge. 
 
Michelle Rentzsch, Director of Planning and Economic Development, Latika Bhide and Elizabeth 
Maxwell, both Planners, were present from Staff. 
 
Mr. Hayden stated that this meeting is being televised now as well as being recorded for future playback 
on the City’s cable station.  
 
2009-67 CRYSTAL LAKE PLAZA – 1-29 Crystal Lake Plaza – PUBLIC HEARING 
Final PUD Amendment for façade and signage changes. 
 
Mr. Hayden stated that the fees have been paid, and the sign has been posted.  He said the surrounding 
property owners have been notified and the Certificate of Publication is in the file.  Mr. Hayden waived 
the reading of the legal notice without objection. 
 
David Kennedy, architect, Tom Eilers Jr., partner in the ownership of the property, and Scott Freres, land 
planner, and Nate Postma with Vertical Endeavors, were present to represent the petition.  Mr. Kennedy 
said they want to enhance the center.  It has been remodeled 3 times under its current ownership.  The 
proposed changes include adding new streetscape elements, new roofs, and awnings.  Mr. Kennedy 
showed a Power Point presentation of the existing and proposed elevations of the Plaza.  He said they 
are going for a more traditional look to enhance areas of the Plaza.  They are reducing the roof height but 
keeping and revising the tower elements.  They are not planning to change the portion of the Plaza where 
Joseph’s Market is nor will they change the outlots at this time.  There is an archway planned for the “V” 
which will have signage on it that is yet to be determined.  Mr. Kennedy said they would like to use 4 
different colors of awnings to allow for some variation to the building.  The building will also have 
varying roof heights.   He also said they would like to allow 85% of the sign band area above the 
storefront for signage.  This will allow for more flexibility for tenants.  Mr. Kennedy added that they 
would prefer to not to use the coated fabric awnings since the available colors are limited.   
 
Referencing condition #2D, Mr. McDonough asked what items would be seen if there were no 
alternatives permitted.  Mr. Kennedy listed several items including the sign band above the awnings, 
decorative brackets, cultured stone base, etc.  He said the overall massing will remain the same.  
 
Mr. Postma handed out information on their company, which is indoor rock climbing.  They are looking 
forward to coming to Crystal Lake. The construction will hopefully start in the spring with opening in 
the fall next year.   
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There was no one in the public who wished to speak on this petition.  The public hearing was closed at 
this time. 
 
Mr. Goss thanked the petitioner for what was done with the fence behind the building.  He asked if the 
message board sign could be used for “Amber Alerts.”  Mr. Eilers said that is not a problem.  Mr. Goss 
asked that the petitioner respect the ordinance in terms of square footage.  Mr. Eilers said they want a 
sign on each side.  Mr. Goss asked if the sign in the rear of the building would be internally illuminated. 
 Mr. Postma said yes.  Mr. Goss said that would require a Special Use Permit because it is adjacent to 
residentially zoned property.  Mr. Goss said he likes the elimination of the raceway since it is hard to see 
oncoming traffic.   
 
Mr. McDonough said this is a much fresher look.  He thanked the petitioner for investing in Crystal 
Lake.  He said everyone in town knows where the “V” is.  Currently it is dangerous to exit the 
businesses.  He suggested adding a small sidewalk area so people have a place to stand and look for 
traffic.  Mr. McDonough asked about the outlots.  Mr. Eilers said they don’t own Fannie Mae or Auto 
Zone.  Mr. McDonough asked about the former Baird & Warner building.  Mr. Eilers said the upgrade 
on that building will be tenant driven.  He said they are in discussions with a possible tenant at this time. 
 
Mr. McDonough asked even if the sign is recessed that will make a difference in the elevation and the 
culture stone base is not important to him.  He feels that they could use a different block.  There are great 
fixtures on the building.  Mr. McDonough said this is very nice but he is not sure about the percentage 
requesting for the signage for each tenant but he is certain that there won’t be many cases.  Ms. Bhide 
said that - not including a square footage requirement – only a percentage width requirement could mean 
that the tenant could have any square footage of signage and she was concerned about that.  A sign 
variation can be requested.  Mr. Eilers said they want the signs to have a consistent look than what we 
have now.  Mr. McDonough said he doesn’t want to allow unlimited square footage.   
 
Mr. Skluzacek said he likes the improvements and the different colored awnings.  He is concerned that 
the plans show the elimination of the existing trees.  Mr. Kennedy said they did not show the trees so the 
elevations could be seen.  He assured the Commission that the trees would not be eliminated and bushes 
would be added. 
 
Mr. Jouron said the petitioner did a nice job.  He asked if this plan conforms to the landscaping 
requirements for the parking lot.  Ms. Bhide said a condition could be added about replacing dead or 
dying landscaping.  Mr. Goss stated that this is the only center that replaces landscaping. 
 
Mr. Batastini thanked the petitioner for what they are doing with the Plaza and he is looking forward to 
Vertical Endeavors opening. 
 
Mr. Hayden said it is refreshing to have an owner interested in their property.  He can’t find anything 
that he doesn’t like about the project.  He also doesn’t have a problem with the 85% or 50 square feet 
because he knows the petitioner will do what is best for the community. 
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Mr. Kennedy said they would like to request that the copy on the marquee be changed twice a week like 
it is currently being done and not every two weeks.  Mr. Hayden said they are only requesting what they 
currently have. 
 
Ms. Bhide said the height variation request should be changed from 40-feet to 45-feet to reflect the 
change to the rear of the building.  She also suggested that a cap on the allowable square footage for 
signage for the Vertical Endeavors may want to be included. 
 
Mr. Postma said there will be an entrance in the “V” for their business with an additional small sign over 
that door.  He said they are requesting a total of 3 signs.  He added that they are in negotiations for a 
possible sign on the arch, so there would be 4 total signs. 
 
Mr. McDonough moved to approve the Final PUD Amendment for: A. Architectural changes; B. A variation 
from the maximum allowable height requirement for the “B-2” district of 28 feet to allow 45 feet; and C. 
Tenant sign criteria changes to allow additional signage and allow an electronic message center on the 
existing pylon sign for Crystal Lake Plaza at 1-29 Crystal Lake Plaza with the following conditions: 
 

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

A. Application, received 11-12-09 
B. Letter to PZC, received 11-12-09 
C. Plan Set, ppk architects, dated 11-12-09, received 11-12-09 
 

2. Façade Changes 
A. Detailed plans must be provided to clarify exactly which portions of the covered walkway would 
be removed and replaced by canvas awnings. 
B. Canvas awnings must be coated fabric to make them stronger/more resistant to weathering 
elements. 
C. Provide material and color samples (including awnings) of all exterior materials to be used to be 
used on the buildings for review and approval by the Planning and Zoning Commission and the City 
Council. 
D. Several of the elements proposed to be used on the façades, including the cultured stone base, 
cultured stone at the false balconies, decorative brackets, precast ornaments, etc. are denoted as 
alternates on the drawings. If none of these elements are included in the final project, the elevation 
will lose some of its appeal. At a minimum, the cultured stone base or contrasting masonry, 
recessed EIFS for signage frame, cultured stone or contrasting masonry at the false balconies, and 
decorative bracket for awning support must be incorporated in the final improvements. 
 

3. Signage 
A. Individual tenants are allowed to have signage that fits within 85% of the sign band area above 
the store. However, the square footage of the signage is limited to the Ordinance allowed 50-square-
feet per tenant. 

B. If an electronic message center is approved: 
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i. The EMC sign must be illuminated by amber incandescent lamps, LED or magnetic discs 
(not red as proposed). 
ii. The illumination portion of the sign shall not cause excessive brightness. The levels 
shall be determined by the Building Commissioner. 
iii. Messages must stay stationary for a period of two weeks may be changed twice a 
week. 
iv. The sign must have an automatic phased proportional dimmer, which must be used to 
reduce nighttime brightness levels (compared to daytime brightness levels). The applicant 
shall provide written certification from the sign manufacturer that the light intensity has been 
factory preset not to exceed levels specified and the intensity level is protected from end-user 
manipulation by password-protected software or other method deemed appropriate by the 
Building Commissioner. 

C. Additional details for the proposed signage on the decorative arch must be provided prior to the 
City Council meeting. 
D. The elevated portion of the proposed tenant space for ‘Vertical Endeavors’ shows a sign area. No 
additional signage other than that permitted through the PUD approvals is granted. If additional 
signage is requested at that location, details must be provided. 

 
4. As a condition of the PUD, variations from the provision of the UDO are granted to allow: 

A. Up to 40 45-feet building height for the approximately 10,000 not to exceed 5,000 square feet of 
the former Karate studio.  
B. Up to 38 feet for the tower elements. 
 

5. The petitioner shall address all of the review comments and requirements of the Engineering & 
Building, Fire Rescue, Police, Public Works, and Planning & Economic Development Departments. 

 
Mr. Goss seconded the motion.  On roll call, all members voted aye.  Motion passed. 
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2. Façade Changes 
A. Detailed plans must be provided to clarify exactly which portions of the covered walkway 
would be removed and replaced by canvas awnings. 
B. Provide material and color samples (including awnings) of all exterior materials to be used on 
the buildings for review and approval by the Planning and Zoning Commission and the City 
Council. 
C. Several of the elements proposed to be used on the facades, including the cultured stone base, 
cultured stone at the false balconies, decorative brackets, precast ornaments, etc. are denoted as 
alternates on the drawings. If none of these elements are included in the final project, the 
elevation will lose some of its appeal. At a minimum, the cultures stone base or contrasting 
masonry, recessed EIFS for signage frame, and cultured stone or contrasting masonry at the false 
balconies must be incorporated in the final improvements. 

 
3. Signage 

A. Individual tenants are allowed signage that fits within 85% of the sign band area above the 
store. 
B. If an electronic message center is approved: 

i. The EMC sign must be illuminated by amber incandescent lamps, LED or magnetic discs 
(not red as proposed). 
ii. The illumination portion of the sign shall not cause excessive brightness. The levels shall be 
determined by the Building Commissioner. 
iii. Messages may be changed twice a week. 
iv. The sign must have an automatic phased proportional dimmer, which must be used to 
reduce nighttime brightness levels (compared to daytime brightness levels). The applicant 
shall provide written certification from the sign manufacturer that the light intensity has been 
factory preset not to exceed levels specified and the intensity level is protected from end-user 
manipulation by password-protected software or other method deemed appropriate by the 
Building Commissioner. 

C. Additional details for the proposed signage on the decorative arch must be provided prior to 
the City Council meeting. 
D. The ‘Vertical Endeavors’ signage is approved as presented at the City Council meeting. 

 
4. As a condition of the PUD, variations from the provision of the UDO are granted to allow: 

A. Up to 45-feet building height for the ‘Vertical Endeavors’ tenant space. 
B. Up to 38-feet for the tower elements. 

 
5. The petitioner shall address all of the review comments and requirements of the Engineering & 
Building, Fire Rescue, Police, Public Works, and Planning and Economic Development 
Departments. 
 
SECTION III: That the City Clerk be and is hereby directed to amend the official zoning map of the 
City of Crystal Lake and all pertinent records of the City of Crystal Lake to show the granting of  
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