
 REVISED      
 #2012-111 

394 Federal Drive – Milestones Therapy 
           Project Review for Planning and Zoning Commission 

     
 
Meeting Date:  November 7, 2012 and November 19, 2012 
 
Request: Prelim/Final PUD for a medical office for Milestones Therapy. 

 
Location: 394 Federal Drive (between Sam’s Club and McHenry County 

Federal Financial Credit Union) 
 
Acreage: Approximately 2 acres 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial (McHenry County 

Federal Financial Credit Union) 
South: B-2 PUD General Commercial (Sam’s Club) 

 East: B-2 PUD General Commercial (in-line tenant building) 
 West: B-2 PUD General Commercial (Post Office) 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• History:  This 2-acre lot was created with the subdivision for the credit union and is 
within the Crystal Lake Business Center.  

• Existing Use:  The lot is currently vacant.  Improvements for detention including storm 
sewer piping were installed along the west and south sides of this lot for the detention 
requirements of the credit union.  An existing 35-foot utility and drainage easement exists 
on the south side of this lot. 

 
Development Analysis:  
General 

• Request:  Prelim/Final Planned Unit Development approval. 
• Land Use:  The land use map shows the area as Commerce.  This is appropriate for a 

medical office. 
• Zoning:  The site is zoned B-2 PUD.  B-2 zoning is appropriate for a medical office. 

 
Site Layout 

• The building is located along the north side of the lot with the parking on either side and to 
the south. 
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• There is one access point which lines up with the driveway across Federal Drive.  This can 
be a shared access if the portion of the lot to the south is divided off for a new user. 

• There is an outdoor play area for the kids to utilize on the west side of the building away 
from Federal Drive as part of their therapy programs. 

 
Building Elevations 

• The building architecture will utilize similar materials to the other office buildings in the 
area with brick and stone. 

• The front elevation will have a unique look with the CMU block creating a tower element 
in front with two adjacent projecting areas on either side.  

• To ensure the proposed elevations meet the Design Standards in the Unified 
Development Ordinance, the elements of the front elevation should not appear stuck 
on to the front.  The stone must be wrapped around the entire building and the CMU 
block feature around the window must appear on both side elevations.  Conditions of 
approval have been added to make these changes. 

 
Parking 

• Medical office buildings require 1 space per 150 square feet of gross floor area, requiring 
61 parking spaces. 

• The petitioner has requested a 10% reduction in required parking from the Zoning 
Administrator, which has been approved, requiring 55 spaces. 

• 56 parking spaces have been provided, meeting the ordinance requirements.  
 
Landscape 

• The landscape plan illustrates foundation base landscape around the building with a 
large area adjacent to the front door. 

• Street trees are shown along Federal Drive.  Additional landscape along Federal Drive 
is recommended in the Conditions of Approval to match what is along Congress 
Parkway. 

• Landscape is required along the perimeter of the parking lot.  Landscape materials 
are shown in small clusters.  Some additional landscape is required in areas where 
nothing is shown.    

 
 
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 Milestones Therapy medical office building 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 

 
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 
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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 
 
 

 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for 
existing and future business uses.  The following goal is applicable to this request: 
 

Land Use 
Office 
Goal: Maintain and expand the availability of professional and research office in 
appropriate locations throughout the city to complement commercial and manufacturing 
uses. 
 
This can be accomplished with the following supporting action: 

Supporting Action: Encourage office development along major roadways, near transit stops and 
bicycle routes, and in proximity to residential uses. 
Success Indicator: The number of new office occupancies. 
 

 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s requests is made, it should be with the 
following conditions: 
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1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 
City Council: 
A. Application (Milestones Therapy, received 11/01/12) 
B. Elevations (ALA Architects, dated revised 11/02/12, received 11/14/12) 
C. Site Plan and Engineering Plan (Northwestern Engineering Consultants, dated 10/24/12, 

received 10/31/12) 
D. Landscape Plan (Nierman Landscape & Design, dated 11/01/12, received 11/14/12 
 

2. Site and Landscape Plan 
A. The landscape plan shall illustrate parking lot perimeter landscape, which meets Article 

4-400.  Additional landscape material is required along the perimeter of the parking lot. 
B. The landscape materials along Federal Drive shall be similar in species and layout as the 

Crystal Lake Business Center Unit 4 Landscape Plan.  Additional landscape material is 
required along Federal Drive. 

C. 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. 
 

3. Elevations 
A. The stone base on the front of the building shall be wrapped around the entire 

building including the front CMU columns. 
B. The CMU block on the north and south sides shall be styled and sized to match the 

front elevation and include a window and trim within the CMU area. 
C. A sample color and material board shall be presented with the Final PUD application. 

 
4. If any trash bins are stored outside, a trash enclosure that matches the style, materials 

and color of the building, is required to be constructed. 
 

5. Any ground or roof mounted mechanical equipment must be screened from view from 
adjacent properties or roadways, per the UDO requirements. 
 

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. 



          
    

 #2012-111 
400 S. Federal Drive – Milestones Therapy 

           Project Review for Planning and Zoning Commission 
     
 
Meeting Date:  November 7, 2012 and November 19, 2012 
 
Request: Prelim/Final PUD and Prelim/Final Plat of Subdivision for a 

medical office for Milestones Therapy. 
 

Location: 400 S. Federal Drive (between Sam’s Club and McHenry County 
Federal Financial Credit Union) 

 
Acreage: Approximately 2 acres 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial (McHenry County 

Federal Financial Credit Union) 
South: B-2 PUD General Commercial (Sam’s Club) 

 East: B-2 PUD General Commercial (in-line tenant building) 
 West: B-2 PUD General Commercial (Post Office) 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• History:  This 2-acre lot was created with the subdivision for the credit union and is 
within the Crystal Lake Business Center.  

• Existing Use:  The lot is currently vacant.  Improvements for detention including storm 
sewer piping were installed along the west and south sides of this lot for the detention 
requirements of the credit union.  An existing 35-foot utility and drainage easement exists 
on the south side of this lot. 

 
Development Analysis:  
General 

• Request:  Prelim/Final Planned Unit Development approval and a Prelim/Final Plat of 
Subdivision for two lots. 

• Land Use:  The land use map shows the area as Commerce.  This is appropriate for a 
medical office. 

• Zoning:  The site is zoned B-2 PUD.  B-2 zoning is appropriate for a medical office. 
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Site Layout 
• The building is located along the north side of the lot with the parking on either side and to 

the south. 
• There is one shared access point which lines up with the driveway across Federal Drive. 
• There is an outdoor play area for the kids to utilize on the west side of the building away 

from Federal Drive as part of their therapy programs. 
• The south half of the lot will be sold to a future user. 

 
Building Elevations 

• The building architecture will utilize similar materials to the other office buildings in the 
area with brick and stone. 

• The front elevation will have a unique look with the CMU block creating a tower element 
in front with two adjacent projecting areas on either side.  

• The proposed elevations meet the Design Standards in the Unified Development Ordinance. 
 
Parking 

• Medical office buildings require 1 space per 150 square feet of gross floor area, requiring 
61 parking spaces. 

• The petitioner has requested a 10% reduction in required parking from the Zoning 
Administrator, which has been approved, requiring 55 spaces. 

• 56 parking spaces have been provided, meeting the ordinance requirements.  
 
Landscape 

• A landscape plan will be forthcoming.  
 
 
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 Milestones Therapy medical office building 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 
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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 

 
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 
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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 
 
 

 
Preliminary and Final Plat of Subdivision 
The preliminary and final plat of subdivision would allow for two lots to be created from one.  
The access point shown on this plan will be a shared access for both lots.  Both lots meet the lot 
area and lot width requirements in the UDO. 
 
 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for 
existing and future business uses.  The following goal is applicable to this request: 
 

Land Use 
Office 
Goal: Maintain and expand the availability of professional and research office in 
appropriate locations throughout the city to complement commercial and manufacturing 
uses. 
 
This can be accomplished with the following supporting action: 

Supporting Action: Encourage office development along major roadways, near transit stops and 
bicycle routes, and in proximity to residential uses. 
Success Indicator: The number of new office occupancies. 
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Recommended Conditions:  
If a motion to recommend approval of the petitioner’s requests 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 (Milestones Therapy, received 11/01/12) 
B. Elevations (ALA Architects, dated 10/30/12, received 10/30/12) 
C. Engineering Plan Set (Northwestern Engineering Consultants, dated 10/24/12, received 

10/31/12) 
 

2. Final Plat of Subdivision 
A. Provide a Final Plat of Subdivision meeting all the requirements in Article 5-200G 3.b. 
B. Illustrate the cross-access easement over the main driveway.  A cross-access agreement 
 shall be provided when the property to the south develops. 
 

3. Site and Landscape Plan 
A. Street trees shall be planted along Federal Drive, every 40 feet on center along the 

property frontage. 
B. The landscape plan shall illustrate parking lot perimeter landscape, foundation base 

landscape and parking lot island landscape, which meets Article 4-400. 
C. The landscape materials along Federal Drive shall be similar in species and layout as the 

Crystal Lake Business Center Unit 4 Landscape Plan. 
D. 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. 
 

4. Elevations 
A. 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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