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Karen’s Corner Old Hicks Road — “Phase II” Referral

BACKGROUND

The property is located on the west side of Old Hicks Road and is the site of the former Iverson
Greenhouse/Nursery. A portion of this property (PIN 14-36-300-048) was annexed into the
Village at some point and presently zoned under the R-2 PUD District Classification. It appears
this property never proceeded beyond the ordinance approval phase as no plat of subdivision
appears to have been recorded on this parcel The property consists of three parcels and 34.4
gross acres of land area (per petitioners submittal).

The remaining two parcels (PIN# 14-36-300-038 & 14-36-300-039) are unincorporated in Lake
County and are zoned under the County “AG” Agricultural District Regulations.

The centerline of the proposed Rt. 53 expansion (280’ ROW shown) runs across the
southwesterly potion of the property in a northwesterly fashion. This R.O.W. has not yet been
acquired for this purpose. The property is largely vacant save some concrete sidewalks, remnant
structures and debris from the former greenhouse/nursery use. Approximately four (4) acres of
LCWI wetlands appear to be present on the property.

In 2016 approvals were granted for preliminary PUD, annexation of the property and annexation
agreement. Prior to recording of these documents the property owner has reconsidered the
proposal, in part due to potential changes to the area via the update to the Comprehensive Plan
for the Village. As reclassification of the entire property to the R-3 District is now requested
referral of the request is once again necessary.

PROPOSAL

Petitioners are proposing an annexation agreement for the portion of the property currently in
unincorporated Lake County. The 18 lots Single Family Detached Residential development
previously proposed for the site remains largely intact. An additional 11 lots are now proposed
for the southwest corner of the property which was previously to be left as open space and



includes the area for the potential extension of Route 53. The petitioners are requesting R-3 PUD
zoning and setback relief on the property per the proposed annexation agreement.

A revised draft annexation agreement, site plan, annexation plat and annexation petition
(including a requests for reclassification, and preliminary PUD plat approval) have been
submitted for review. Modifications or repeal and replacement of the previous approvals will
need to occur. A synopsis of the proposed changes to the previously approved annexation
agreement is attached.

In total the request consists of a zoning map amendment, and a Special Use Permit\Preliminary
PUD approval 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 LLC to allow for an 29 unit R-3 single family detached residential Planned Unit
Development to be known as Karen’s Corner

ANALYSIS

Comprehensive Plan — The property in question is specifically identified in the “Long Master
Plan” adopted in 1999 as developing for residential purposes under the R-2 District Standards
upon annexation to the Village. Goals and Objectives for housing call for the following;

Residential Neighborhoods and Housing

Long Grove is primarily a residential community, and the preservation of neighborhoods for families
and individuals is central to providing a high quality living environment.

Goal:

Maintain the high quality of existing residential areas and encourage a high quality of life in new
residential areas

Objectives:
1. Maintain single-family housing.
2. Housing units in the Village should be sympathetic from both a visual and a land use

intensity standpoint to the visual quality and character of adjacent areas and neighborhoods.
The design of housing units in the Village should follow the general bulk and land use
intensity guidelines set forth in the applicable Village ordinances and codes.

3. Existing and new residential areas should accommodate the preservation of environmentally-
sensitive areas and not adversely impact those areas.

4, Narrow private streets are encouraged in residential areas to provide safety and
environmental aesthetics.



5. Landscaping may be required of developers and residents of individual housing units to
provide privacy for residents.

6. Continue enforcement of building, zoning, and subdivision control codes for the protection
and improvement of existing and new residential areas.

The proposal may support other aspects of the plan document as well.

Proposed Land Use Plan - The property in question is identified in the Lake-Cook/RT. 53 Sub-

area under the proposed land use plan update. Although still unapproved and in a draft state, this

property is identified as developing for “Rural Single Family” residential purposes with a 1 acre

lot size which is different from the adopted land use plan drafted in 1999.

Site Plan - Project Specifics

As noted above the project consists of 29 single family detached dwelling units. Gross
developable lot sizes in portion of the development range from 79,068 to 33,012 square feet in
size. Open space and pathway connectivity is greatly reduced from the original proposal.

The PUD regulations allow the following relaxation of setback requirements;
(G) Authority To Vary Regulations:

1. Subject to the limitations contained in subsections (E)2(m), (E)2(n), and (G)2 of this section,
the planned unit development may depart from strict conformance with the required density,
dimension, area, bulk, use, and other regulations for the standard zoning districts and other
provisions of this title to the extent specified in the preliminary land use and zoning plat and
documents authorizing the planned unit development so long as the planned unit development
will not be detrimental to or endanger the public health, safety, morals, comfort, or general
welfare.

2. Notwithstanding the provisions of subsection (G)1 of this section, the following limitations
will apply:

(2) In no event may a front or side yard setback on a lot be reduced by more than twenty percent
(20%) from the setback required for that lot by the underlying zoning district.

The application requests no further reduction in setback that is permitted under the
aforementioned exceptions per the PUD regulations.

Lot size will comply with the 33,000 sq. ft. minimum. No variation in lot size is requested or
required.

Zoning Density — The current R-3 zoning regulations for the village require 1 acre minimum lot
sizes, and front yard setbacks of 50 feet with side and rear yards of 30 feet.

The property in question comprises 34.80 gross acres of land area. For density calculations a
“net” land area figure is used. Net land area is calculated by subtracting existing right-of-way
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(ROW) areas from the “gross” land area figure. In this instance ROW consists of dedicated areas
of Old Hicks Road (.55 acres). This provides a net acreage of the site of 34.25 acres, minus right-
of-ways. " "

The PUD regulations also only allow half of conservancy and wetlands to count toward site
density.

There are approximately 5 acres of conservancy soils and wetlands identified on the property.
This further reduces the net acreage to 31.75 acres of land area.

Utilizing an R-3 standard, 31.75 units could be constructed on site, with the 15% density bonus
(if deemed appropriate for the site) and additional 2.38 units could be constructed on site. In
total, 34.13 units (or 1.07 acres of land per dwelling unit), as proposed, may be permitted on-site
under an R-3 PUD scenario with the 15% density bonus. The development proposal as submitted
would be less dense that what could potentially be allowed under an R-3 PUD scenario and does
not require a density bonus.

Floodplain/Floodway/Wetlands/Detention - Review of the concept plan indicates that there is
no floodplain on-site. Three wetland areas are identified on the property containing 2.69 acres or
117,115 sq. ft. of land area. These wetlands have been determined not under the jurisdiction of
the Army Corps of Engineers. In short, these are not Federal wetlands subject to an Army Corps
of Engineers Permit. Wetlands treatment (as well as storm water management) will need to
comply with the Lake County Storm Water Management Ordinance.

Access — Principal access to the development will be off Old Hicks Road. The petitioner has
submitted a “traffic impact statement” (in lieu of a full traffic study; not required in residential
developments of less than 100 units) regarding the proposed development. A low volume of
traffic is associated with the proposal and should not have a significant impact on area roadways.
No roadway or traffic control improvements are recommended or needed as a result of this
proposal.

As the property abuts vacant undeveloped property to the north (anticipated as the Deer Trail
development) staff recommends these two developments be interconnected to provide better
access and overall traffic movement into the both developments. The plans for this proposal do
not identify an access point to the north which could establish this interconnection between
developments. A connection point is identified in the Deer Trail proposal to the north). Pathways
have been reduced from what was preliminarily approved and now are proposed only to run
through the scenic corridors along Old Hicks Road. Pathways should be coordinated between the
two developments and the “Menards” pathway on the soccer field property to the south.

Subdivision — Further subdivision of this property is required. Relaxation of the minimum lot
size requires prescribed by section 6-4-3 of the subdivision code will not be required for the
development to move forward as proposed. As noted above with the access issue, staff
encourages the two developments (Karen’s Corner and Deer Trail) to be coordinated to the
greatest extent possible thereby creating a better overall development pattern for this area of the
village. Staff finds that having two undeveloped parcels, both being considered for development
at the same time provides a unique opportunity to provide coordination (to the greatest extent
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possible) between the two proposals with the ultimate goal of a better designed and higher
quality development at this location in Village.

Utilities — The development is proposed to be served with sanitary sewer service from Lake
County. Sanitary sewer service is available via the sanitary sewer line installed along Checker
Road as part of the Menards development and has a recapture agreement associated with it.
Sanitary sewer service would be extended from this property to the proposed Deer Trail
Development and provides another example of the need for coordinated development between
the two undeveloped properties.

Private wells will provide domestic water service to the development. Although the possibility of
a deep well to service the Karen’s Corner and Deer Trails developments should be explored to
determine if it is feasible to service both developments in this manner.

Stormwater Management - Stormwater management will be accomplished via a detention
ponds located on the property. Lake County Stormwater management regulations will need to be
complied with.

Landscaping/ Tree Preservation Ordinance — The property will be subject to the Village Tree
Preservation Ordinance. Landscaping, per Title 6 of the subdivision code will be required at a

minimum. A preliminary landscape plan is included with the submittal.

Annexation Agreement

As the property is presently in unincorporated Lake County annexation of the property will need
to occur for the village to control the development of the property. A revised annexation
agreement is included with the application with the changes from what was considered (and
approved) in 2016. The Village Board will need to hold a public hearing, separate from the
zoning considerations which the PCZBA will hear on this agreement. The agreement, among
other things, references the development plans submitted for referral.

Conclusions

Petitioners are proposing an annexation agreement for the portion of the property currently in
unincorporated Lake County. In total the request consists of a zoning map amendment, and a
Special Use Permit\Preliminary PUD approval and setback relief (per the Village PUD District
Regulations) for property within the R-2 PUD District (to be reclassified to the R-3 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 LLC to allow
for an 29 unit R-3 single family detached residential Planned Unit Development to be known as
Karen’s Corner.

Gross developable lot sizes in portion of the development range from 79,068 to 33,012 square
feet in size. Open space and pathway connectivity is greatly reduced from the approved original
proposal.



The development is proposed to be served with sanitary sewer service from Lake County.
Sanitary sewer service is available via the sanitary sewer line installed along Checker Road as
part of the Menards development and has a recapture agreement associated with it. Private wells
will provide domestic water service to the development.

Stormwater management will be accomplished via a detention ponds located on the property.
Lake County Stormwater management regulations will need to be complied with.

Principal access to the development will be off Old Hicks Road. A low volume of traffic is
associated with the proposal and should not have a significant impact on area roadways. No
roadway or traffic control improvements are recommended or needed as a result of this proposal.

As the property abuts vacant undeveloped property to the north (anticipated as the Deer Trail
development) staff recommends these two developments be interconnected to provide better
access and overall traffic movement into the both developments. Furthermore, coordination of
this development with the proposed development to the north (Deer Trail) should be encouraged
to the greatest extent possible thereby creating an overall better designed and higher quality
development pattern for this area of the village.






