
REVISED 
 

 #2015-20 
Oak Hollow Subdivision – Rezoning (upon 

 annexation), Preliminary  Plat and Variations 
      Project Review for Planning and Zoning Commission 
     

 
Meeting Date
 

:  May 20, 2015 

Requests

 2. Preliminary Plat of Subdivision to create a 59- lot 
 subdivision with outlots for detention and park site. 

: 1. Rezoning, upon annexation, to R-3A Two-Family 
 Residential. 

 3. Variation from Section 5-200 G 2 b xxii from the growth 
management plan requirements. 

  
Location:
 

 South of Kent Avenue and John Street, east to Oak Hollow Road 

Acreage:
 

 Approximately 21 acres 

Existing Zoning:
 

 A- 1, McHenry County 

Surrounding Properties:

South: R-3B Multi-Family (Ashton Pointe) and beyond the 
railroad tracks M Manufacturing (existing manufacturing building) 

 North: A-1 McHenry County and R-2 Single-Family 
Residential (Crystal Heights subdivision) 

 East: E Estate (Hannah Beardsley middle school and 
Evangelical Free Church) 

 West: R-2 Single-Family Residential (Crystal Heights 
subdivision) and beyond the railroad tracks M Manufacturing 
(existing manufacturing building) and E Estate (city owned vacant 
property) 

  
Staff Contact
________________________________________________________________________ 

:   Elizabeth Maxwell (815.356.3615) 

 
Background:

• This property is currently in McHenry County as primarily undeveloped land.  There is 
also an existing residential structure on one of the parcels. 

    

• The request requires Annexation, Rezoning, Preliminary Plat of Subdivision and 
Variations. 
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Development Analysis:  

• The site is currently zoned A-1 in McHenry County.  The petitioner is requesting to 
rezone the property to R-3A, upon annexation.  This is an acceptable zoning district for 
single-family residential. 

Land Use/Zoning 

• The land use map shows the area as Urban Residential.  This is an appropriate land use 
designation for single-family residences. 

 

• The petitioner is proposing 59 single-family lots.   
Subdivision 

• Kent Avenue would be extended into this new subdivision.  Also, Oak Hollow Road would 
be constructed to provide a through street between Pingree Road and Crystal Lake Avenue. 

• The petitioner has made changes to the request so that every lot meets minimum lot sizes.  
Only 7 of the lots are at the minimum R-3A lot size and 40% of the lots exceed the R-2 
standards. 

• The petitioner has located the infiltration basins around the site to capture and retain the on-
site storm water.   

 

• The petitioner has submitted a preliminary landscape plan, which illustrates the required 
street trees.  A final landscape plan will be presented with the final plat of subdivision. 

Landscape 

• The petitioner provided a tree survey, which required 157 trees to be replaced.  162 trees 
are being shown on the landscape plan. 

 

• DR Horton has provided elevations for 6 home models.  Two of the models are ranch style 
homes and the other 4 are two-story homes. 

Building Elevations 

• All lot sizes have been adjusted to fit all homes on the lots with large decks and extra room 
for future expansion of the living space. 

• Elevation D homes use brick or stone around the base and columns.  The brick or stone 
wraps around the corners 2 feet.  Ashton Pointe was permitted a 1-foot wrap, so these 
homes are providing an additional foot. 

• All elevations have a 1-foot roof overhang, windows on all sides, shutters or 4” wide trim 
around all windows and decorative attic vents. 

• The two-story elevations have a “band board” between the first and second floors to break 
up the large expanse of the facades especially on the sides.  Ashton Pointe’s Ryland homes 
were approved without a “band board”. 

• New housing subdivisions are required to meet the two mandatory criteria and at least three 
of the optional criteria.  The architectural plans submitted meet the criteria. 
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ZONING ORDINANCE VARIATION 
Findings of Fact: 

The petitioner is requesting variations from Section 5-200 G 2 b xxii from the growth 
management plan requirements. 
 
The Unified Development Ordinance lists specific standards for the review and approval of a 
variation.  The granting of a variation rests upon the applicant proving practical difficulty or 
hardship caused by the Ordinance requirements as they relate to the property.  To be considered 
a zoning hardship, the specific zoning requirements; setbacks, lot width and lot area must create 
a unique situation on this property.  It is the responsibility of the petitioner to prove hardship at 
the Planning and Zoning Commission public hearing. 
 
Standards 
When evidence in a specific case shows conclusively that literal enforcement of any provision of 
this Ordinance would result in a practical difficulty or particular hardship because: 
 

a. The plight of the property owner is due to unique circumstances, such as, unusual 
surroundings or conditions of the property involved, or by reason of exceptional 
narrowness, shallowness or shape of a zoning lot, or because of unique topography, or 
underground conditions. 

 Meets   Does not meet 
 

b. Also, that the variation, if granted, will not alter the essential character of the locality. 
 Meets   Does not meet 

 
 
For the purposes of supplementing the above standards, the Commission may take into 
consideration the extent to which the following facts favorable to the application have been 
established by the evidence presented at the public hearing: 
 

a. That the conditions upon which the application for variation is based would not be 
applicable generally to other property within the same zoning classification; 

 Meets   Does not meet 
 

b. That the alleged difficulty or hardship has not been created by any person presently 
having interest in the property; 

 Meets   Does not meet 
c. That the granting of the variation will not be detrimental to the public welfare or injurious 

to other property or improvements in the neighborhood in which the property is 
located; or 

 Meets   Does not meet 
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d. That the proposed variation will not impair an adequate supply of light or air to 
adjacent property, will not unreasonably diminish or impair the property values of 
adjacent property, will not unreasonably increase congestion in the public streets, 
substantially increase the danger of fire or otherwise endanger public safety. 

 Meets   Does not meet 
 
Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variation be denied.   
 
 
DESIGN CRITERIA 
The UDO specifies specific design criteria for new development.  There are 10 criteria groups 
and the site must meet a minimum of 6 of those.  Staff has reviewed the proposed development 
against the standards listed and has made a determination if the project meets the overall criteria 
group.  The results are as follows: 
 

1. Orientation of Dwelling (mandatory) 
 Meets   Does not meet   Not Applicable 

 
The dwelling units have front doors that face the street. 
 

2. Entry feature porch or stoop (optional) 
 Meets   Does not meet   Not Applicable 

 
Porches and stoops have been provided. 
 

3. Garages (optional) 
 Meets   Does not meet   Not Applicable 

 
The garages shall not be more than 45% of the house width, the garages are approximately 
50% of the house width.  The developer has added trim around the doors to help better define 
it as an architectural element of the elevation. 
 

4. Building foundations (optional) 
 Meets   Does not meet   Not Applicable 

 
5. Roofs and rooflines (optional) 

 Meets   Does not meet   Not Applicable 
 

6. Windows and entryways (optional) 
 Meets   Does not meet   Not Applicable 

 
7. Exterior finish materials (mandatory) 

 Meets   Does not meet   Not Applicable 
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The request meets the UDO Design Criteria. 

 
 
 

Comprehensive Land Use Plan 2020 Vision Summary Review:
The Comprehensive Plan designates the subject property as Urban Residential, which allows for 
existing and future homes.  The following goals are applicable to this request: 

  

 

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 single-family residential developments. 
 
 

Goal: Promote strong neighborhoods by preserving their character and historical significance 
and ensuring that they are well served by a variety of community facilities and services. 

Housing – Single-Family Housing 

 
This can be accomplished with the following supporting action: 
Supporting Action: Encourage the development of single family neighborhoods. 
Success Indicator: Number of new single family permits. 
 
 
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 (DRH Cambridge Homes, Inc., received 03/16/15) 
B. ALTA / ASCM Land Title Survey (R.E. Allen and Associates, dated 01/29/15, received 

03/16/15) 
C. Preliminary Plat / Site Plan (Pearson Brown, dated 05/08/15, received 05/14/15) 
D. Preliminary Engineering Plans (Pearson Brown, dated 03/09/15, received 03/16/15) 
E. Preliminary Landscape Plan (Dickson Design, dated 05/12/15, received 05/14/15) 
F. Tree Survey (R.E. Allen, dated 02/27/15, received 03/16/15) 
G. House Elevations (Premier Architecture, Inc. dated 04/28/15, received 04/29/15) 
 

2. The petitioner shall prepare all final documents for review including, but not limited to; a 
Final Plat of Subdivision, Final Landscape Plan and Final Engineering Plans and Reports. 
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3. The final plat shall illustrate a landscape easement on Lots 9, 10, 11, 12, 14 and 15. 

 
4. The development shall comply with the anti-monotony standards. 

 
5. The petitioner shall address all of the review comments and requirements of the Community 

Development, Fire Rescue, Police, and Public Works Departments, of the City’s Stormwater 
Consultant. 
 
 

 



















 2 
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