
#2013-36 
Cress Creek Final PUD Amendment 
Project Review for Planning and Zoning Commission 

 
 
Meeting Date: April 2, 2014 
 
Request: Final PUD Amendment to allow the extension of a 12 x 12 

screened porch/three-season room off the back of the units, 
which would require variations to allow encroachment into 
the rear yard setback and to the maximum permitted 
building and total impervious surface coverage. 

 
Location: Cress Creek Townhomes along Cress Creek Lane 
 
Acreage: Approximately 7 acres 
 
Zoning: R-3B Multi-Family 
 
Surrounding Properties: North: R-1 Single Family (Four Colonies Unit 1 and 

Lundahl Middle School) 
South: R-3B Multi-Family (Four Colonies Resubdivision 

of Lot 111) 
East: R-3B Multi-Family (Four Colonies Townhomes 

Unit 2) 
West: R-3B Multi Family (Four Colonies Unit 1) 
 

Staff Contact: Elizabeth Maxwell (815.356.3615) 
 
 
Background:    

• Previous Approvals:  The subdivision of Four Colonies Lot 110 was approved in 1972 
and allowed for the development of 48 units. 

• Existing Use:  Currently the site contains 44 townhome units and 4 apartment units.   
 

Development Analysis:  
• Requests:   

o The request is to allow a 12 x 12 screened porch/three-season room on the back of 
the existing townhome units. 

o The screened porches/three-season rooms will encroach into the required 20-foot 
rear yard setback.  The units will have a 6-10-foot rear yard setback past the 
screened porch/three-season rooms. 

o Variation from the required building coverage and total impervious surface 
coverage.  The UDO permits a 30% building coverage and a 65% impervious 
surface coverage. 

• Land Use:  The land use map shows the area as High Density Residential. 
• Zoning:  The site is zoned R-3B Multi Family. 
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Site Layout 
• Most of the units back up to Common Area.  There are a few instances where lots are 

directly adjacent to the back or side of another unit.   
• Structures cannot be closer than 5 feet to each other or they would need to be constructed 

with fire-rated walls. 
• There are utility easements crossing many of the lots and there are individual sanitary lines 

exiting the units.  The utilities would need to be located to ensure that the structures are not 
built on any lines.   

• Existing trees and shrubs are surrounding the units.  This displaced landscape material 
would need to be replaced. 

 
 
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, in the form of relief from compliance with conventional zoning 
ordinance site and design therefore, intended to allow substantial flexibility in planning and 
designing a proposal.  This flexibility is often 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. 
 
Cress Creek Townhomes are asking for two variations which are described as follows: 
 
Rear Yard Setback Encroachment 
The screened porches/three-season rooms will encroach into the required 20-foot rear yard setback.  
The units are currently located about 18 – 22 feet from the rear lot line according to the site plan.  
The 12 x 12 addition would encroach 10 – 14 feet into the required setback.  The majority of the 
units back up to open common area so there will be minimal impact to the other units.   
 
Building and Impervious Surface Coverage 
R-3B zoned properties are permitted to have 30% of the lot covered by buildings.  This is typically 
calculated based on one large lot for all of the multi-family homes like an apartment complex, not 
individual townhome lots.  Looking at the entire property only about 25% of the lot is covered by 
buildings.  If you look at the individual townhome lots the existing buildings currently exceed the 
30% building coverage.  R-3B zoned properties are also permitted to have a total impervious 
coverage of 65%.  Allowing each of the 44 units to have the addition would add approximately 
6,300 square feet of impervious surface coverage.  This addition is not enough to require a separate 
detention pond.  Depending on the unit’s lot size some of the individual lots would exceed this 
maximum.   
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Findings of Fact: 
Final Planned Unit Development Amendment 
The petitioner is requesting approval of an amendment to a Final Planned Unit Development to 
allow the construction of a 12 x 12 screened porch/three-season room, which will encroach into 
the rear yard setbacks and exceed the maximum building and impervious surface coverage.  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 
 

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 
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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 

 
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 High Density Residential, which 
allows for existing and future multifamily residential uses.  The following goal is applicable to 
this request: 
 
Land Use – Residential 
Goal: Encourage a diversity of high quality housing in appropriate locations throughout the 
city that supports a variety of lifestyles and invigorates community character. 
 
This can be accomplished with the following supporting actions: 
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Supporting Action: Preserve and enhance the character and livability of existing residential areas 
with architectural and development guidelines. 
 
Supporting Action: Promote safe, clean and well-maintained housing by encouraging regular 
repair and maintenance of housing. 
 
 
Recommended Conditions:  
If a motion is made to recommend approval of the petitioner’s request, the following conditions 
are recommended: 
 
1. Approved plans, to reflect staff and advisory board comments, as approved by the City 

Council: 
A. Application (Patricia Gedzyk, received 07/22/13). 
B. Draft CC&R’s Rule Revisions (Cress Creek HOA, dated June 13, 2013, received 

07/22/13) 
C. Porch/Three-Season Room Plan (ALA Architects, dated 06/21/13, received 07/22/13) 
 

2. All previous approvals, restrictions and approved plans shall remain in effect, unless 
specifically modified by this request. 

 
3. No screened porch/three-season room shall be permitted closer than 5 feet from any property 

line and shall not be permitted within a Municipal Utility Easement, Drainage Easement, 
Restricted Public Utility Easement, Access Easement or Public Utility Easement (unless 
permission is granted from that utility). 

 
4. Each homeowner is required to complete a Building Permit application: 

◊ Providing complete plans with dimensions, materials, colors and other details. 
◊ Showing any landscape, including trees, to be removed and their relocation or in the case 

of large trees, the location of new trees. 
◊ Showing any utility lines including private sanitary sewer main lines, water main lines or 

public utility lines.  The screened porch/three-season room shall not be located over a 
utility main line or public utility line without their permission.  A survey showing the 
utility lines will need to be provided with the building permit application. 

◊ Listing the building surface coverage and the overall impervious surface coverage 
calculations. 
 

5. Each permit shall be reviewed by the Engineering Division to ensure grading patterns remain 
intact.  Any spoils would need to be removed off site. 

 
6. The petitioner shall comply with all of the requirements of the Community Development 

Department. 
 

7. Each patio or deck request shall adhere to the following criteria: 
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shall be 
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