
          
    

 #2012-28 
Pedcor - Congress Parkway Apartment Homes 

           Project Review for Planning and Zoning Commission 
     
 
Meeting Date:  April 18, 2012 and May 2, 2012 
 
Request: Preliminary PUD and Land Use Variation for multi-family 

apartment development  
 

Location: Congress Parkway (between Commonwealth and the Post Office) 
 
Acreage: Approximately 7 acres 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial (Health Bridge and 

 medical offices) 
South: B-2 PUD General Commercial (Crystal Point Mall) 

 East: B-2 PUD General Commercial (Post Office) 
 West: B-2 PUD General Commercial (LSSI housing project – 

 proposed and vacant retail – proposed) 
  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 

Background:    
• This 7 acre lot has been subdivided through the LSSI Final Plat of Subdivision.  The final 

lot configuration shown will require a final plat amendment.   
• The project is a workforce housing apartment complex.  Workforce housing helps 

stabilize the daytime and nighttime population fluctuation. 
• Area employers rely on workforce housing projects to meet the needs of their workforce 

and reduce employee turn-over. 
• Retail and restaurant tenants rely on daytime populations to meet certain thresholds 

before locating to an area.  For example, an Olive Garden requires 100,000 people 
exclusive to the restaurant within the trade area. 

• Currently proposed are 7 residential buildings totaling 70 units and 1 clubhouse building 
with community pool, sand volleyball court and playground.  

• The petitioner is requesting a Preliminary PUD review. 
 
Development Analysis:  
Land Use/Zoning 

• The site is currently zoned B-2 PUD. 
• The land use map shows the area as Commerce. 
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• This project would require a Use Variation to allow a multi-family residential use within 
the B-2 zoning district. 

• The developer chose this location because it scored the highest on IHDA’s (Illinois 
Housing Department Authority) location requirements.  IHDA wants the following 
services located within 1 mile of a proposed site: 

� Retail stores 
� Federally insured banks 
� Recreational facilities 
� Grocery stores 
� Daycare services 
� Schools 
� Libraries 
� Restaurants 
� Health clinics 
� Doctor’s offices 
� Pharmacy 
� Religious institutions 
� Government offices 

• The attached Surrounding Site Amenities map illustrates the surrounding services that 
allow this site to qualify for IHDA tax credits. 

• Pedcor reviewed several other sites including Eisenman (Sands and Three Oaks Road), 
Central Park/Lutter Center (behind the Super Wal-Mart), Lexington Homes site (Randall 
and Miller), Lutheran site (Main and Pathway Court) and Schroeder property (Oak 
Hollow Road).  None of these sites scored high enough to qualify for tax credits through 
IHDA. 

• The density for this project is 9.13 dwelling units to the acre.  Several other projects in 
Crystal Lake have been approved at similar or higher densities.  See the Crystal Lake 
Approved Apartment/Condo Projects map attached with this report. 

 
Site Layout 

• There are 7 “big house” style apartment buildings oriented around a central community 
area. 

• Parking is conveniently located near the buildings for the residents and visitors. 
• The clubhouse building will provide an activity area for residents including a pool. 
• The site also contains open green space with a playground, gazebo, grill and picnic area. 
• One access drive is proposed/permitted off Congress Parkway and cross-access to the south 

and to the west between this development and the adjacent LSSI development and Crystal 
Point Shopping Center development is shown. 

 
Building Elevations 

• The building architecture is post-modern Georgian style.  The elevations are comprised of 
siding with stone fireplaces. 

• Shutters, dormers, projections and staggering of elements within the elevation plane as well 
as the balconies add interest to the elevations. 
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• The “big house” design looks like a large single-family style house.  There are multiple 
front door entrances for the individual units around the front and sides of the structures. 

 
Parking 

• Multi-family housing requires 1.75 spaces per each 1 bedroom unit and 2.25 spaces per 
each 2/3/4 bedroom unit. This requires 148 parking spaces. 

• Parking is shown at 164 spaces, with 84 of those spaces within a garage.   
 
Landscape 

• Preliminary landscape has been illustrated.  A final detailed landscape plan will be required 
with the Final PUD submittal. 
 

 
 
Findings of fact: 
Preliminary Planned Unit Development 
The petitioner is requesting approval of a Preliminary Planned Unit Development to allow the 
construction of the apartment community 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 
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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. 1 Additional standards for Planned Unit Developments Residential 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 
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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 
 

 
 
Findings of Fact: 
USE VARIATION 
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 to more of a mixed-use with office, commercial and low 
impact residential uses.  Also the IHDA established location criteria looks for locations such as 
this near retail and service uses.  The proposed project would be workforce housing and allow 
area businesses to benefit from the local workforce while the residents can benefit from the 
surrounding amenities. 
 
 
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 (Pedcor, received ) 
B. Architectural Plan Set (Humphreys & Partners Architects, dated , received ) 
C. Engineering Plan Set (Cemcon Engineering, dated , received ) 
 

2. Preliminary Plat of Subdivision 
A. Indicate the floodplain designation for this property. 
B. Indicate all building setback lines and correct the ones that have been shown along 
 Commonwealth to 30-foot setbacks. 
C. Show the location of Public Utility Easements and Municipal Utility Easements including 
 a municipal utility and pedestrian easement for the sidewalk.  Work with staff on the final 
 location of these easements. 
 

3. Site and Landscape Plan 
A. Provide a cross-access agreement with the property to the south and to the west.  
B. If this property requires any tree removal, the petitioner shall provide a tree inventory, 

protection plan and removal calculations which meet Article 4-300 of the UDO. 
C. Addition building foundation landscaping is required to meet the UDO standards. 
D. Work with staff to resolve the utility/landscaping conflicts. 
E. A fire hydrant shall be available within 100 feet from the Fire Department connection and 

not closer than 1.5 times the height of the building. 
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4. Elevations 
A. A variety of architectural details shall be added to the elevations, which may include 

masonry front elevations with 1 foot wrap around, architectural roof shingles, and 
shutters, keystones or other accents around the windows and doors.   

B. A sample color and material board shall be presented with the Final PUD application. 
 

5. 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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