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M: JAMES M. HOGUE, VILLAGE PLANNER,;

DATE: Tk g
RE: PCZBA REQUEST 17-03 - REVISED Deer Trail PUD; Swanson Development
LLC

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.

The PCZBA first heard this request in April of this year. At that time concerns were raised about the proposal,
principally the ability of private wells to supply water, traffic on Old Hicks Road; particularly at the intersection
of Route 53 & Old Hicks Road, the smaller lot sizes requested and the reduction in setbacks. At that time the
PCZBA made the following motion;

A motion was made by Commissioner Wilson, seconded by Commissioner Cohn to recommend denial of the
application for text amendments, rezoning, planned development approval and other relief submitted by the
Swanson Development, LLC. Discussion of the motion followed.

It was noted that a “yes” is a vote for denial of the application per the stated motion.

On a roll call vote,

Commissioner Cohn; yes, Commissioner Wilson; yes; Commissioner Peltin; no; Commissioner Kazmer; no,
Commissioner Dworak; no, Chairman pro tem Rubin; yes (Note; Chairman Phillips arrived at 9:00 PM and
abstained from the vote). Motion goes to the Village Board with “No Recommendation”.

The petitioner revised the request from 31 to 29 lots with larger lots and less setback relief which was
considered for referral by the Village Board at the May 25" 2017 meeting. The Village Board determined this

was a new application and referred the revision to the PCZBA for public hearing.

Status: Petition submitted received 6/27/17. Referral by Village Board completed 5/23/17. Filing fees &
Escrow submitted 6/27/17. Publication occurred on 6/30/17 and is therefore timely.



Proposal:

A 29 unit “conservation design” PUD subdivision 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.

Approximately 14.5 acres (39% of the site) are impacted by development under this proposal. The remaining
24.5 +/- acres or 61% of the site are targeted for 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 15,600 to 32,200 square feet.
The average lots size is 22,185 square feet. The petitioner indicates 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 1.02 +/- acres of land area per dwelling unit. Gross site density is 1.31 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 15,600 to 32,000 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
15 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. side yards of 24 feet). As proposed side yards
setback reductions exceed this amount. All other setbacks would be met per the R-3 District regulations.

As the zoning and PUD regulations do not anticipate nor allow for lot sizes or side yard 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 1.02 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 to allow 29 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

Dorgthy Uni ted Lake County)

Lane) nincorporate e nty

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

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

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 PUD
Code
Lot Area 1,663,121 sq. 29 Lots for SFR 1 Acre Min. N/A
ft. Development (No (R-3\PUD
Density Bonus request)
requested)
Floor Area N/A 2,800 - 4,500 sq. ft. 3,500 sq. ft. N/A
(Total Floor +.134 for
Area) each sq ft.
over 10,000
Lot Coverage N/A Unknown .40 (lot N/A
(In Square coverage)
Feet)
F.A.R. N/A Unknown No N/A
Standard
Identified
Height N/A 1 & 2 Story 35 feet N/A
Residences

** Proposed lot sizes range from 15,500 sq. ft. to 32,200 sq. ft.



Yard & Setback Requirements*

Existing Proposed** Zoning P.U.D.
Ordinance
(R-3
Standards)
Front Yard N/A 55’ (typical) 50° N/A
Side Yard* N/A 15’ (typical) 30 N/A
Side Yard * N/A 15’ (typical) 30 N/A
Rear Yard N/A 35’ (typical) 30’ N/A

* Single family residences are proposed to have a setback of less than 20% of the required setback
per 5-11-18 (G) of the Village Code.

** As measured from the property\lot lines.

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 existing plan also encourages the following from an environmental perspective;

“In new developments, the Village shall be protective of existing vegetation. This is not only important
in areas of mature trees, but in successional areas as well. All new development shall-be required to
have development pads on their site plans and show where existing vegetation would be cleared. The
remainder of the lot shall be deed restricted and protected by the Village from clearing. Developers
shall be encouraged to create wooded or prairie elements in the design of-their developments. This
strategy will provide a more rural atmosphere, better quality wildlife habitat, and more privacy.

[1991]”

The existing plan also identifies the following “action program” for maintaining community
character;

“With smaller portions of vacant land remaining and with development rapidly taking place,
preserving the rural characteristics of Long Grove has reached a higher level of community
.importance. In some areas, regaining a lost localized rural character may be impossible. Therefore,
this action program combines two strategies. The first is a positive shift-in Village development
regulations to ensure that new development enhances the -remaining rural characteristics of the
Village, with opens spaces, clustering, and landscaping included. The second is the adoption of a
strategythat attempts to regain lost rural character, possibly through the use of landscaping. The
Village shall provide informational materials that encourage the regaining of the lost rural
character of some areas of the Village so individual residents can take action. [1991, 1999]

A positive development strategy may require the clustering of residential development, in some cases,
and the creation of larger, more visible, open spaces; improved scenic buffers

and street treatments; and encouraging architectural designs that actually minimize the

Impact of the buildings. This strategy requires setting limits on building size which the

Village set by ordinance, relative to residential structures, in 1990 [199]]

Clustering is a means of providing open space within a development by reducing the lot sizes or
other requirements that would typically force all the land to be built upon. Clustering residential
developments has mostly been used to maintain the overall low residential density of a site while

preserving the conservancy soils. It also can be used effectively to create a more rural atmosphere.
(1991]”

Furthermore, the implementation section of the plan states the following regarding future residential
development;



“Planning Guidelines for the Future

The Village of Long Grove has much to preserve and protect in terms of its existing character,
heritage, and rural country life orientation. Growth has not been rapid, but gradual and
incremental, until recent years. The emphasis has been on quality, low density residential estate
development as the prevailing land use pattern for the communiry.

The planning emphasis, therefore, may need to change from dispersed single-family residences to
clustered housing and hamlets which preserve open space and the ecology.”

The proposal may support other aspects of the current land use 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. Many of the concepts regarding community character, the environment
and future residential development remain valid in the proposed document as well.

Zoning — 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 15,600 to 32,000 are in conflict with both the PUD and
subdivision regulations which require a minimum of 33,000 sq. ft. of land area. Additionally, setbacks of 15 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. side yards of 24 feet). As side yards setback reductions
exceed this amount. All other R-3 setbacks will be met.

As the zoning and PUD regulations do not anticipate nor allow for lot sizes or side yard 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 1.02 acres of land area per unit is contemplated. This is consistent with the
proposed land use plan, A text amendment (perhaps similar to that granted as part the Steinbach PUD;
preliminarily approved in 2016) may provide the necessary relief for the proposal to move forward. A density
bonus is not required to achieve 29 lots as proposed on the property.

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 lot 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.

This provision of the village code may be applicable and the petitioner should provide testimony to that fact. If
applicable the lost size issue may potentially be addressed in this manner. The proposed annexation agreement
would need amendment as well.

Density — As noted above the site consists of 38.17 gross acres and is comprised of two (2) parcels. Per the
PUD regulations site density is calculated on a net acreage which subtracts 50% of wetland an conservancy
areas and property in contained in exterior road rights-of-way. ROW in this instance totals .96 acres. Wetlands



and conservancy soils comprise 9.14. and 5.94 acres respectively (15.08 acre total x .50) equals 7.54 acres of
land area. Subtracting out wetland, conservancy and ROW leaves a net site area of 29.68 acres of land area.

With a 15% density bonus (if granted) a total of 34 lots could be placed on-site. The petitioner is requesting 29
lots in this proposal. No density bonus is required or being requested with this proposal.

Stormwater Management - Stormwater management will be accomplished via a detention ponds located on
the property. Lake County Stormwater Management (LCSMC) regulations will need to be complied with. The
proposal is being reviewed by the Village Engineer for compliance with the stormwater management
regulations.

Floodplain/Floodway/Wetlands - Review of the preliminary plans indicate that there is no floodplain on-site.
LCWI wetlands on-site are situated in several locations of the property. Wetland areas will be protected,
enhanced with natural plantings and incorporated as design elements of the proposal. Compliance with LCSMC
regulation will be required for this aspect of the development as well.

Access — Principal access to the development will be off Old Hicks Road. A traffic study has been completed
and is included with the submittal. Conclusions from the traffic study are attached. Traffic impacts from the
development are not expected to be significant and no major upgrades are required with proposal. As the
property abuts vacant undeveloped property to the south (anticipated as the Karen’s Corner 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 identify an access point to the south which could
establish this interconnection between developments. Pathways should be coordinated between the two
developments and the “Menards” pathway on the soccer field property to the south ultimately providing access
into the Buffalo Creek Forest Preserve and the regional pathway system.

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 to this
property via the Karens’ Corner Development and provides another example of the need for coordination of the
development of the two undeveloped properties.

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

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. 61% of the site will
be retained as permanent open space. A preliminary landscape plan has been included with the submittal. The
landscape plan is substantially the same as the prior submittal which was been reviewed by the Village Arborist.
His comments still remain valid with this request and are attached to this report. The site contains very few
trees protected by the Village Tree Preservation Ordinance (black cherry). Existing trees on site, for the most
part, are of a lower quality and of a non-protected variety.

Elevations — The petitioner has submitted conceptual elevations for the single family detached structures as part
of the submittal. The Village anti-monotony code will apply to all structures it the development. .

Lighting - The petitioner has indicated street lighting is not being considered as part of the proposal.
Landscaping - A conceptual landscape plan is attached as part of the submittal package. The petitioner will

provide subdivision landscaping per the requirements of the village code. A detailed list of plantings has been
submitted with the landscape plan.



Review and approval of the landscape plan by the Architectural Commission (AC) will ultimately be required.

CSCC review and approval of plantings in the conservancy and scenic corridor areas took place at the April 19®
meeting. The CSCC made the following recommendations regarding the proposal;

* The plant species as proposed for the Scenic Corridor and Conservancy Areas are acceptable subject to
review and approval of final plans;

Conservancy Soils as submitted is acceptable as there is a trade off
ng permanently protected as common open space;

As the changes proposed in the revised plans do not substantially alter the plans considered by the CSCC the
recommendations of the CSCC remain valid and should be considered by the PCZBA. .

Village Arborist review and recommendations regarding the landscape and tree removal\tree protection should
also be considered.

Signage — A small subdivision identification sign has been discussed but not submitted for consideration. Such
signage will need to be placed outside the “vision triangle” and within the parameters for such signage as
established by the Village Code. AC review and approval of subdivision entrance signage will ultimately be
required for signage of this type.

ing reviewed by the Village Engineer.

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 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
possible) between the two proposals with the ultimate goal of a better designed and higher quality development
at this location in Village.

lan is in conformance with the Village regulations with
conservancy easements and other easements on-site.
nary plans however.

A 100" scenic corridor easement is depicted along Old Hicks Road as required by the Village Subdivision
Regulations. A pathway is proposed in this easement which has been reviewed and approved by CSCC as
submitted (subject to vehicle barriers being included).

40’ road easements are proposed with a 24’ pavement width. Roads are marked as “Dedicated to the Village of
Long Grove. This is incorrect; current Village policy requires subdivision Roads to be private.



