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Village of

Hinois

MEETING AGENDA OF THE
PLAN COMMISSION & ZONING BOARD OF APPEALS
Tuesday, May 2, 2017 at 7:00 P.M.

3110 OLD McHENRY ROAD
LONG GROVE, ILLINOIS 60047

1. Call to Order.
2. Visitor Business.

3. Old Business: CONTINUATION: Consideration of a request for a Zoning Map Amendment to the
R-3 District and a Special Use Permit to allow a 31 lot Planned Unit Development/ subdivision
(density bonus requested) to be known as the Deer Trail Subdivision including; 1) lot sizes of less
than 33,000 sq. ft; 2) setback relief from the underlying R-3 District regulations in excess of the
20% maximum provided for in the Village Code; 3) text amendments to the Village Code to allow
the Planned Unit Development as proposed (w/lot sizes and setback relief) and/or additional relief
necessary and/or appropriate under the village code to allow the development of property zoned
under the R-3 PUD district classification as proposed upon annexation to the Village of Long Grove
per a proposed annexation agreement as submitted by Swanson Development L.L.C.

4. New Business;

a.  Consideration of a petition for a zoning map amendment, and a Special Use Permit\Preliminary
PUD approval (including a 15% Density Bonus and setback relief per the Village PUD District
Regulations) for property within the R-2 PUD District and unincorporated property to be zoned R-
3 PUD District upon annexation to the Village of Long Grove (per an Annexation Agreement) as
submitted by the KC1 INC. to allow for amendment of the previous preliminary PUD approval
from an 18 unit R-2 single family detached residential PUD to a 29 unit R-3 PUD to develop as
Phases I & II (17 & 11 lots respectively with requested relief) to be known as the Karen’s Corner
Subdivision on property commonly known as the Iverson Property.

b. . Consideration amendment to the Village Code for the Village of Long Grove, Title 5, Zoning
Regulations, including without limitation modifications to Chapter 3, Residential Districts, and
Chapter 11, Zoning Administration and enforcement to allow for the creation of a new zoning
district and/or special use and planned unit development standards and procedures to provide for
conservation oriented, cluster type residential developments and modification of other regulations
as required to accommodate such developments within the Village of Long Grove, Illinois.

5. Approval of Minutes; April 4, 2017 Meeting
6. Other Business;
a. Update- Proposed amendments to the Village of Long Grove Comprehensive Plan
7. Adjournment:
Next Regular Meeting — June 6, 2017
Village Board Representative; May 9" — Commissioner Cohn
The Village of Long Grove is subject to the requirements of the Americans with Disabilities Act of 1990.
Individuals with disabilities who plan to attend this meeting and who require certain accommodations in order to
allow them to observe and/or participate in this meeting, or who have questions regarding the accessibility of the
meeting or the facilities, are requested to phone David Lothspeich, Long Grove Village Manager at 847-634-9440

or TDD 847-634-9650 promptly to allow the Village of Long Grove to make reasonable accommodations for
those persons.

MEETING
PROCEDURES

Plan Commission
meeting follow the
procedures outlined
below. In the spirit of
fairness to all parties,
any of these procedures
may be modified for a
particular item at the
discretion of the Chair.

1. Introduction of item by
the Chair.

2. Village Staff’s
summary of Petition.

3. Presentation by the
Petitioner.

4. Public Testimony and
Comment.

5.Cross-Examination.

6.Response by the
Petitioner.

7. Questions by the
Commission.

8. Commission
Discussion and

Deliberation.

9. Commission Action.




éWQngon . 1930 Amberley Court ‘

( Lake Forest, Illinois 60045

Development (847) 615-8055
rick@rmswanson.com

May 8, 2017

Mr. Bill Jacob

Village President

Village of Long Grove
3110 Old McHenry Road
Long Grove, IL 60047

Re: Proposed Old Hicks Development
President Jacob,

As you may know, we are the contract purchasers for the Archdiocese and Rodriguez
properties totaling 38-acres on Old Hicks Road. While we are in the County, it has been
our preference to work proactively with the Village of Long Grove to explore how best to
plan the collective parcels so that they preserve open space and appropriately embrace
the character of the community. We strongly believe they are one in the same when it
comes to Long Grove

In doing so, we met with both the County and Village staff to compare zoning
designations and comprehensive planning for each. We were pleased to learn that both
encouraged preservation of open space in the form of conservation cluster planning,
which we have successfully implemented on most of our past projects. We knew the
Village had begun the process of reviewing their Comprehensive Plan and were
considering amendments that were consistent with our vision. While we also expressed
reservation about the proposed plan for Karen’s Corners we were still encouraged by
staff to contact Fidelity West and discuss how our respective properties could be
interconnected to allow better flow and more efficient planning. That included extending
the concept of preserved conservation areas into to the south and providing an equitable
placement of lots to view that open space. This all made sense to us as the approved
plan for Karen’s Corners appeared to be completely contrary to recommendations of the
Village's Comp Plan both past and present. Particularly in light of the fact they are now
proposing development of the RT 53 Extension Corridor as an obvious means to what
appears to be negotiation tactics with IDOT. Although we spoke several times with Mr.
DeMar and discussed the advantages of a cohesive master plan, he continued to put us
off and move forward independently.

In fairness, | have no issue with Fidelity developing their property the way they feel
most comfortable. | also understand the preference of the Village to pause and take this
opportunity to update their Comp Plan before making final decisions. We could have
easily continued with the County and it's reasonable to take the positon that we would be
much further in the process by now. Nevertheless, we chose to be patient and continue
open and transparent dialogue with village staff and consultants. While this was not



popular with our sellers, they trusted our decision and patiently waited for the Village to
work through its long-range planning. it's also the primary reason why we pushed to
present our plan to the Village Board on February 14, 2017. We were naturally pleased
to get a positive endorsement of our plan and a recommendation to go forward with the
Plan Commission. Our only real issue with Mr. DeMar is the underhanded means he
used, in our opinion, to influence the governmental process and interfere with our sellers
behind our backs. | believe this speaks to his personal character and will be
understandably, much more careful in the future.

All of this aside, it is not our intention to complain or be bitter. We sincerely wish to
continue a proactive dialogue with Long Grove and work creatively to find a result that is
acceptable to all parties. In that spirit, we are currently exploring possible alternatives
that address concerns raised by Plan Commission members. We stand by the
conservation planning method and find no benefit to using the antiquated and invasive
planning strategy proposed for Karen’s Corners. The communities we have completed in
the past are extremely popular and market faster with more value than the conventional
isolated feel of large lot subdivisions. Most real estate professionals support this position
and the enormous inventory of over-sized hbmes on large lots proves this point.
Consumers have evolved to embrace less size, better amenities but still demand more
privacy. Long Grove is ideally suited for this lifestyle and has even been on the forefront
of conservation planning many years ago.

Itis our intent to appear before the Village Board at the scheduled May 24™ meeting.
We wish to present minor adjustments to our plan in hopes that we can get feedback
and request formal action be taken to preliminarily approve our project as submitted.
While we respect the preference of Fidelity West to follow the predictable density path,
we prefer to offer a more responsible, familiar and relevant neighborhood experience.
This may include an even further reduction in density, if necessary to achieve a better

result. We are hopeful you agree and we look forward to sharing this with you later this
month.

Thank you for your continued consideration of our petition.

Respectiully,

Rick Swanson AIA, NCARB
Managing Member
Swanson Development LLC
1930 Amberley Court

Lake Forest, Illinois 60045
Mobile: (847) 757-3975
rick@rmswanson.com

swansondg.com/home
rmswanson.com




7 ‘ 1930 Amberley Court

</ Wam%on Lake Forest, Illinois 60045
(847) 457-6770 direct
Development i~ (847) 757-3975 mobile

rick@mswanson.com

May 3, 2017

James Hogue

Village of Long Grove
3110 Old McHenry Road
Long Grove, IL 40047

Dear Jim,

We wish to thank you for all your help in processing our petition. We are obviously
disappointed in the outcome of the Plan Commission’s review and recommendation the
other night. Based on the Commission’s 3-3 vote, we feel it prudent for us to reflect on
our options before going further in the process with the Village. In so doing, we will
consider the testimony from the public, the comments of the Commission, and explore
alternative plans that will be acceptable to us and the community. It remains our
preference to work proactively with Long Grove based on the more responsible and
relevant conservation planning method.

Furthermore, | would regret if | did not comment on how disgusted we all were by the
actions of Fidelity West these last couple weeks. It was blatantly obvious that most of
those who spoke against our development were invited by Mr. DeMar to help malign our
project and corrupt the outcome. Given the testimony provided by these individuals, it
was also clear many were basing their positions on false information, rumor and a
misguided perception of reality with respect to the market. The real evidence of staged
indignation was when the room emptied after our petition was heard. The issues were
the same but they conveniently did not matter when an equally dense plan was
presented. The one good result from last evening is that representatives of the
Archdiocese were in attendance and stayed to watch Fidelity’s short presentation. They
shared my surprise at how much scrutiny our project received and how easy it was for
such a poor plan to get a positive recommendation. The question was raised more than
once as to whether the Plan Commission read the Village Board’s recommendation of
February 14" 2017. In my opinion, the plan proposed for Karen's Corner's totally
disregards the vision of the Comp Plan and shows little imagination or concern for
aesthetic quality. | intentionally held back my comments last evening as | felt it
inappropriate and unprofessional to exacerbate an already charged environment.
However, | do plan to offer a more detailed written summary of our concerns before the
next scheduled Village Board meeting next week.

The Archdiocese agrees with our decision to pause briefly and weigh our options.
Frankly, our hope is that the Village Board takes the time to carefully review the
proposed Karen’s Corners development and encourage the developer to embrace the



vision expressed in the proposed Comp Plan Amendment. The concept of preserving
open space and creating connected public access trails is not new to Long Grove and
was encouraged back in the 1999 Amendment. | find it ironic that the one plan that did
receive unanimous endorsement would be so void of those principles.

We therefore respectfully request that our petition be removed from the upcoming
Village Board agenda until further notice. We need some time to consider how we will
proceed. We do not anticipate a long delay and appreciate the Village Board’s
understanding of our position.

Thanks again for all your help, and we will be in touch soon.

Respectfully,

Rick Swanson AIA, NCARB
Managing Member



STAFF REPORT

LONG GROVE PCZBA
JAMES M. HOGUE, VILLAGE PLANNER:;
Updated 4.27.17

PCZBA REQUEST 17-03 - Deer Trail PUD; Swanson Development LLC

UPDATE

At the April 4" public hearing the PCZBA had concerns regarding the traffic study; water and the
allowable development standards per the County Zoning regulations as the property is
unincorporated.

The petitioner has submitted a revised traffic study dated April 26" from KLOA Inc. This is attached
Jor consideration by the PCZBA. Conclusions are attached. Traffic impacts from the development are not
expected to be significant and no major upgrades are required with proposal. The impacts to the intersection of
Old Hicks and Route 53 (a concern raised by residents) are also discussed.

The petitioners will have their water experts to explain the aquifer situation and answer and questions the
PCZBA may have.

The county would consider R-1 zoning on the property and with sanitary sewer available (as proposed) and as a
“conservation design development) a minimum lot size of 6,500 sq. ft (50 ft. minimum width) with front yard
and rear yard setbacks of 25’ and side yards of 8 could be established. The county would allow less total lots
(25 with a density bonus) than is being proposed but substantially smaller lots with less setbacks than are being
proposed in this development. An excerpt from a letter dated 6.28.16 from Lake County is included.

The PUD regulations do however make an exception for smaller lot sizes for property to be annexed into the
Village as follows;

(2) Exception For Annexed Lots: Notwithstanding the requirements of subsection (E)2(m)(1) of this
section, the village board may, pursuant to an annexation agreement with the owner of property
located in unincorporated Lake County and proposed to be annexed to the village, authorize an
exception from the thirty three thousand (33,000) square foot Iot area requirement in subsection
(E)2(m)(1) of this section, but only to the extent that the applicable county development regulations
would have permitted development on less than thirty three thousand (33,000) square feet in lot
area.

In short, the village regulations would allow a site greater density than is being proposed by the county.
Presumably this to make the village more attractive to a developer than developing in the county. If a 15%
density bonus were requested and granted as part of the PUD a total of 34 lots could be placed on the property.
As noted above and at the discretion of the Village Board lot sizes as small as 6,500 8q. ft. could be authorized.

Substantial setback relief (from the R-3 district regulations) would also need 10 consideration Jor lot sizes of this
dimension.




The CSCC reviewed this proposal at their April 19" meeting. Their recommendations to the PCZBA
on the proposal are as follows; P "

® Preliminary plant species for conservancy areas and scenic corridors are acceptable;
substitutions may occur with further CSCC review when final approvals are considered.
® The pathway system is acceptable as proposed; motorized vehicle barriers (including signage)
. are recommend to discourage such vehicles on pathways.
* Modifications to the conservancy districts boundaries to removing conservancy restrictions
Jrom platted lots and into common areas, as identified on the “Grading Plan” submitted by
Pearson, Brown and Associates (dated 12.15.16 ), are acceptable.

It is suggested these comments be incorporated into any recommendations of the PCZBA.
Additionally, an error has been discovered in my previous report. I noted proposed lot sizes of 15,000

10.25,000 square feet. This should read 11,000 to 16, 000 square feet. I apologize for the error. I have
corrected this in the bulk of report previously submitted and included below.

History: The property is located on the west side of Old Hicks Road north of the intersection of Old Hicks and
Checker Roads. The property consists of 38.17 gross acres +/- (29.68 net acres) and is comprised of two 2)
parcels. The property is presently zoned AG agriculture and is in unincorporated Lake County abutting the
Village boundaries. The property is vacant and abuts the property recently acquired by Fidelity Wes Builders to
the south. The contract purchaser of the property, Swanson Development LLC is the petitioner.

The property is primarily vacant with open prairie, small woodlands and wetlands on the site with street
addresses of 19860 and 20700 Old Hicks Road.

Status: Petition submitted received 2/07/17. Referral by Village Board completed 2/14/17. Filing fees &
Escrow submitted 2/7/17. Publication occurred on 3/17/17 and is therefore timely.

Proposal:

A 31 unit “conservation design” PUD subdivision (density bonus requested) is proposed for these two properties
upon annexation into the Village (R-3 zoning requested). An annexation agreement is also proposed for the
development. The development (Deer Trail Subdivision) would cluster homes together within the development
while encouraging the preservation of existing natural features as open space. Pathways, enhanced natural areas
including wetlands and prairie areas are proposed to be protected on the property while serving to enhancing the
overall design of the development. Home sites are proposed to be surrounded by open space thus maintaining
the rural character of the development within the village.

Ten acres (or 26 %) of the property will be impacted by development. The remaining 28 acres (or 74%) of the
property will be preserved as common open space. The required 100’ scenic corridor buffer along Old Hicks

Road will be replanted with native trees and plantings to enhance the character of the area as well as the
development.

Homes will range in size from 2,800 to 4,500 sq. ft. with lot sizes ranging from 45;000-t6-25.000 11,000 to
16,000 square feet. This is in response to market conditions which have identified a trend of smaller homes on



smaller lots with high quality amenities as opposed to large house/ large lot developments. Net site density
(excludes 50% of wetlands & conservancy areas) is calculated at .95 +/- acres of land area per dwelling unit.
Gross site density is 1.24 acres of land area per dwelling unit. ) '

The current R-3 zoning regulations for the village require 1 acre minimum lot sizes, front yards of 50 and side
and rear yards of 30. As requested lot sizes of ; ; 11,000 to 16,000 are in conflict with both the
PUD and subdivision regulations which require a minimum of 33,000 sq. ft. of land area per lot. Additionally,
setbacks of 30 feet on the front (including corner side yards), rear yards and 12 feet on the side yards are also
requested. The PUD regulations allow a reduction in setbacks not to exceed 20% of the requirement for the
underlying zoning district (i.e. front yards of 40 feet and side yards of 24 feet per the allowable PUD
reduction). As proposed front and side yards setback reductions exceed this amount.

As the zoning and PUD regulations do not anticipate nor allow for lot sizes or setbacks as proposed by the
applicant, a text amendment to the village code would be required for the development to move forward as
proposed. Overall net site density of .95 acres of land area per unit is contemplated. This is consistent with the
proposed update to the land use plan (1 acre density) but in conflict with the existing land use plan which
anticipates an “R-2” development for this property upon annexation to the village.

A text amendment (perhaps similar to that granted as part the Steinbach PUD; preliminarily approved in 2016)
will be required to provide the necessary relief for the proposal to move forward.

Land Use, Zoning and Locational Data:

1. Proposed Zoning: A map amendment (upon annexation) & Special Use PUD classification allow 31 single
family dwelling units within the R-3 PUD District.

2. Surrounding Land Uses and Zoning;

Direction Existing Use Land Use Plan
Designation/Zoning

NORTH Single Family Single Family / R-2 (Wynncrest

Residential Subdivision)

SOUTH Vacant Single Family Residential

(across (targeted as “Karen’s Corner”
PUD /”AG” Agricultural

Dorothy Unincorporated Lake County)

Lane) - : - :

EAST Residential Residential / R-2 (Country Club
Estates)

WEST Vacant Office — Retail/ “AG”
Agriculture (Unincorporated
Lake County)

3. Location; west side of Old Hicks Road north of the intersection of Old Hicks & Checker Roads (adjacent to
the “Karen’s Corner” PUD).

4. Acreage; 38.18 Acres +/- (1,663,121 Sq. Ft.)
5. Based upon information available through Lake County GIS, LCWI wetlands are present on the property.
6. Topography; See attached Map from Lake County GIS.



Zoning Data

Existing Proposed** Zoning Code PUD
Lot Area 1,663,121 sq. 31 Lots for SFR 1 Acre Min. N/A
ft. Development (R-3\PUD
(5% Density request)
Bonus
requested)
Floor Area N/A 2,800 - 4,500 sq. - 3,500 sq. ft. N/A
(Total Floor ft. +.134 for
Area) each sq ft.
over 10,000
Lot Coverage N/A Unknown .40 (lot N/A
(In Square ) covérage)
Feet)
F.A.R. N/A Unknown No Standard N/A
Identified
Height N/A 1 & 2 Story 35 feet N/A
Residences

** Proposed lot sizes range from 15,000 sq. ft. to 25,000 sq. ft.




