
 
 #2014-48 

95 Grant St. Apartments – Preliminary/Final PUD 
           Project Review for Planning and Zoning Commission 

     
 
Meeting Date
 

:  March 4, 2015 and March 18, 2015 

Requests

  

: Preliminary and Final PUD for a multi-family development in the 
B-4 Downtown Commercial zoning district. 

Location:
 

 95 Grant Street 

Acreage:
 

 Approximately 8,300 square feet 

Existing Zoning:
 

 B-4 Downtown Commercial 

Surrounding Properties:
South: B-4 Downtown Commercial 

 North: B-4 Downtown Commercial 

 East: B-4 Downtown Commercial 
 West: B-4 Downtown Commercial  
 

Staff Contact
________________________________________________________________________ 

:   Elizabeth Maxwell (815.356.3615) 

 
Background:

• This building was a former office building.  After the main tenant moved out, the 
building was divided and each office space was rented to a single user.    

    

• The petitioner is proposing to convert the building to a 6-unit apartment building.   

 
Development Analysis:  

• The site is currently zoned B-4 Downtown Commercial.  Multi-family buildings are 
allowed in B-4 as a Special Use requiring a Planned Unit Development. 

Land Use/Zoning 

• The land use map shows the area as Mixed Use.  This is an appropriate land use 
designation for the multi-family housing building.  This land use plans for a combination 
of retail, office and housing in the Downtown area. 

 

• The building is on Grant Street which is one-way.  Access to the building is though the 
alley alongside the building to a parking area in the back. 

Site Layout 
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• The building is an existing brick and concrete building.  No changes to the exterior 
elevations are planned except for some life/safety code requirements like a second access 
out and new windows. 

Building Elevations 

• The building is a split level and either is a half-story down or half-story up. 
 

• Multi-Family housing requires 2.25 spaces per unit.  This building would require 13 
spaces.  The Downtown receives a 30% reduction.  Only 9 spaces are required.  The 
petitioner plans to provide 8 spaces. 

Parking 

• The parking area does not meet the required width for parking spaces and drive aisles. 
• If the building was used for office it would require 36 parking spaces; with the 

Downtown reduction it would come to 25 parking spaces.   
 

• The petitioner will do some landscape maintenance, but there is no room to add new 
landscape. 

Landscape 

 

• No information has been provided and all signage would comply with the UDO. 
Signage 

 
 

PRELIMINARY PUD/SPECIAL USE PERMIT 
Findings of fact: 

The petitioner is requesting approval of a Preliminary and Final Planned Unit Development to 
construct a multi-family apartment buildings in Downtown.  A Special Use requires separate 
review because of its 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 
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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. 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 
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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 
 

 
 
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, 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. 
 
Specific variations as part of the PUD 
 

1. Article 4-200 D 4 from the minimum number of spaces required at 9 spaces to allow 8 
spaces, a variation of 1 space. 
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2. Article 4-200 H from the dimensional standards for parking spaces and aisles to allow 8-
foot wide spaces and a 22.5-foot drive aisle.  The required space is 9 feet wide.  The 
required drive aisle is 24 feet wide. 

 
 

The Comprehensive Plan designates the subject property as Mixed-Use, which allows for a mix 
of commercial, office and residential uses.  The following goals are applicable to this request: 

Comprehensive Land Use Plan 2020 Vision Summary Review:  

 

Goal: Encourage a diversity of high quality housing in appropriate locations throughout the city 
that supports a variety of lifestyles and invigorates community character. 

Land Use: Residential 

 
This can be accomplished with the following supporting action: 
Supporting Action: Encourage a diversity of housing types throughout the city, which satisfy 
wide-range needs for all persons regardless of age, race, religion, national origin, physical ability 
and economic level for existing and future city residents. 
 
Success Indicator: Approval of multi-family residential development. 
 

Goal: Provide an appropriate mix of multi-family housing to add density to appropriate areas 
and allow for mixed-use development. 

Housing: Multi-Family Housing 

 
This can be accomplished with the following supporting action: 
Supporting Action: Promote the construction of a variety of multi-family housing products. 
 
 
Recommended Conditions:
If a motion to recommend approval of the petitioner’s request is made, the following conditions 
are recommended: 

  

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

City Council: 
A. Application (Ieremciuc, received 02/10/15) 
B. Architectural Plans (Joseph A. Meyer, dated 02/06/15, received 02/10/15) 
 

2. The petitioner shall apply for one (1) Z-lot pass per unit each year. 
 

3. The building is required to be fully sprinklered and connected to the City’s alarm system. 
 

4. The petitioner shall address all of the review comments and requirements of the Community 
Development, Fire Rescue, Police, and Public Works Departments. 
 



 

 

Memorandum 
To:  Planning and Zoning Commission 

From:  Elizabeth Maxwell 

Date:  March 4, 2015 

Re:  2014-48     95 Grant Street 
 
Background:  

 95 Grant Street was previously an office building.  The most recent use divided up the building with 
a variety of tenants renting different offices.   

 The petitioner is proposing interior renovations to divide it into 6 residential units.  There would also 
be some exterior site work on the parking lot.  No changes are proposed to the building footprint, the 
building architecture and the existing site work like sidewalk and landscape. 

 
Request:  

 The petitioner is requesting a Preliminary and Final Planned Unit Development to allow a 
multi-family building in the B-4 zoning district.  A PUD is required for a multi-family building 
in the B-4 zoning district.  

 Since there are no changes proposed to the exterior of the property the petitioner is requesting a 
preliminary and final PUD simultaneously. 

 There are also requested variations for the parking lot: 

o Article 4-200 D 4 from the minimum number of spaces required at 9 spaces to allow 8 
spaces, a variation of 1 space. 

o Article 4-200 H from the dimensional standards for parking spaces and aisles to allow 
8-foot wide spaces and a 22.5-foot drive aisle 

 Staff will prepare a full staff report including conditions of approval for the March 18th public 
hearing meeting. 

 The Planning and Zoning commission should make a motion to set the public hearing for the 
March 18th meeting. 

City of Crystal Lake 











 
 
 
 

CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, MARCH 4, 2015 

HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 
 
The meeting was called to order by Chairman Hayden at 7:30 p.m.  On roll call, members Esposito, Gavle, 
Goss, Greenman, Jouron, Skluzacek, and Hayden were present.   Mr. Batastini was absent.   
 
James Richter II, Planning and Economic Development Manager, Kathryn Cowlin, Planner, were present 
from Staff.   
 
Mr. Hayden asked those in attendance to rise to say the Pledge of Allegiance. He led those in attendance in 
the Pledge. 
 
Mr. Hayden stated that this meeting was being televised now as well as recorded for future playback on the 
City’s cable station.  
 
2014-48 95 GRANT STREET
A motion is requested to set a public hearing date of March 18, 2015. 

 – PUBLIC MEETING 

Rezoning; Preliminary and Final Planned Unit Development for a 6-unit residential conversion. 
 
George Ieremcilic was present to represent his petition.  Mr. Ieremcilic thanked staff for all of their help.  He 
said this is a good location in the downtown area but the building is not appealing.  The building is 1 ½ 
stories and in the rear there is a metal “shed-type” building.  He is requesting to convert the building into a 6-
unit apartment building.  Mr. Ieremcilic said he will remove the metal structure and add parking.  The 
building façade will remain about the same.  He showed photos of the existing building and metal building 
in the rear. 
 
Mr. Hayden asked if there was anyone in attendance who wished to speak on this matter.  He added that 
there will be another opportunity to speak during the public hearing.  There was no one in the public who 
wished to comment on this petition.  The public portion was closed at this time. 
 
Mr. Richter said staff will provide a complete staff report for the public hearing.  He said an office use in the 
downtown area would require 23 parking spaces.  The proposed use would require less parking. 
 
Mr. Goss asked if there would be any special requirements to allow housing on the first floor in the “B-4” 
zoning district.  Mr. Richter said both the Building Division and Fire Rescue have been through the building. 
 Mr. Goss asked about the residential use on Walkup.  Mr. Richter said he would check into that. 
 
Mr. Hayden asked if these units would be condos or rental apartments.  Mr. Ieremcilic said it could be either, 
but he preferred apartments. 
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Mr. Goss moved to set a public hearing for 2014-48 95 Grant Street on March 18, 2015.  Mr. Skluzacek 
seconded the motion.  On roll call, all members voted aye.  Motion passed. 
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