
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Presentation of a Concept Plan for Hillcroft Townhomes 

Presenter: Ellen Johnson 

 

Please check appropriate box: 

   Government Operations       Government Services 

X Planning & Development (5/11/15)  City Council 

 

Estimated Cost:   Budgeted:      YES  NO  

If NO, please explain how item will be funded: 

 

Executive Summary: 
 

The subject property, 1147 Geneva Rd., is a 1.86 acre parcel developed with one single-family home.  
 

The applicant, Hillcroft Estates, LLC, is proposing a Concept Plan to develop townhomes on the property. 

Details of the proposal are as follows:   

 Rezone the property from RS-3 Suburban Single-Family Residential to RM-1 Mixed Medium Density 

Residential.   

 Construct four townhome buildings; two buildings with two units and two buildings with four units, for a 

total of 12 units. 

o The two-unit buildings will front Geneva Rd., with the four-unit buildings behind. 

o Each unit will have a two-car garage. Garages will be rear-loaded for the front buildings and front-

loaded for the rear buildings.  

o The front buildings will be 2-stories and the rear buildings will be 3-stories.  
 

The Land Use Plan designation for the property is Single-Family Detached Residential. However, the 

Comprehensive Plan notes that single-family areas must remain flexible and consider context; there may be 

situations where single-family attached and multi-family uses are appropriate within primarily single-family 

detached areas.  
 

Plan Commission Review: 

The Plan Commission reviewed the Concept Plan on 5/5/15.  Commissioners’ comments were as follows: 

 Commissioners expressed support for townhomes as a transition between the single-family neighborhoods 

to the west and north and Willowgate and The Oaks to the east and south. 

 Concern for preserving and protecting the tree line along the west property line, both during and post-

construction. 

 Explore the possibility of shifting the buildings closer to Geneva Rd. to provide more space between the 

buildings and single-family properties to the west, and to minimize the impact on the tree line.  

 The architecture is attractive and high quality.  

 The developer should work with the adjacent property owners to address their concerns.  
 

 

Attachments: (please list) 

Staff Memo, Application for Concept Plan 

Recommendation / Suggested Action (briefly explain): 

Provide feedback on the Concept Plan. The staff memo lists a number of questions the Committee may consider 

when providing feedback.  
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Staff Report 
 

TO:  Chairman Todd Bancroft  

  And Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner 

 

CC:   Russell Colby, Planning Division Manager  

 

RE:  Hillcroft Townhomes Concept Plan 

 

DATE:  May 1, 2015 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: Hillcroft Townhomes, 1147 Geneva Rd. – Concept Plan 

Applicant:  Hillcroft Estates, LLC 

Purpose:  To construct four building, twelve unit townhome development  

 

 
General Information: 

Site Information 

Location 1147 Geneva Rd. 

Acres 80,947 sq. ft. (1.86 acres)  

 

Applications: Concept Plan 

Applicable     

City Code 

Sections 
Title 17, Chapter 17.12 - Residential Districts 

 

Existing Conditions 

Land Use Single-family residential  

Zoning RS-3 Suburban Single-Family Residential District  

 

Zoning Summary 

North RS-3 Suburban Single-Family Res. Single-family home 

East RM-1 Mixed Medium Density Res. (PUD) Townhome development 

(Willowgate) 

South RM-2 Medium Density Multi-Family Res. Townhome development (The 

Oaks)  

West RS-3 Suburban Single-Family Res. Single-family homes  

 

Comprehensive Plan Designation 

Single Family Detached Residential 

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial Photo 

 
 

Zoning 
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II. OVERVIEW 

 

Property History  

The subject property is a 1.86 acre parcel that is developed with a single-family home. The home 

was constructed in 1910 and is 2,600 sq. ft.  

 

Proposal 

Hillcroft Estates, LLC, applicant, is proposing a townhome development on the property. The 

existing home would be demolished to accommodate the development. Details of the proposal are 

as follows:  

 Rezone the property from RS-3 Suburban Single-Family Residential to RM-1Mixed 

Medium Density Residential. 

 Construct four townhome buildings; two buildings with two units and two buildings with 

four units, for a total of 12 units. 

o The two-unit buildings (Buildings #1 and #2) will front Geneva Rd., with the four-

unit buildings (Buildings #3 & #4) behind. 

o Each unit will have a two-car garage. Garages will be rear-loaded for Buildings #1 

and #2 and front-loaded for Buildings #3 and #4.  

o Each unit will have three bedrooms. 

o Buildings #1 and #2 will be 2-stories and Building #3 and #4 will be 3-stories.  

 The site will be accessed from Geneva Rd. via a private, gated drive through the middle 

of the site. 

 

 Review Process 

The purpose of the Concept Plan review is to enable the developer to obtain informal input on 

a concept prior to spending considerable time and expense in the preparation of detailed plans 

and architectural drawings. The Concept Plan process also serves as a forum for citizens and 

owners of neighboring property to ask questions and express their concerns and views 

regarding the potential development. Following the conclusion of the Concept Plan review, 

the developer can decide whether to formally pursue the project. 

 

III. STAFF ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the site as 

“Single-Family Detached Residential.” The Plan states: 

 

“An important objective of the Plan is to continue to protect and enhance the City’s 

single-family residential neighborhoods. Future development should be respectful and 

sensitive to the existing homes while allowing reinvestment in the form of rehabilitation, 

additions, and new construction in existing neighborhoods. Wherever possible, single-

family neighborhoods should be buffered and protected from adjacent incompatible 

uses… 

 

Single-family residential areas should consist primarily of detached homes on lots 

subdivided and platted in an organized and planned manner. There are however, existing 

townhomes and/or duplexes scattered among the areas which are designated in the Plan 

as single-family detached residential. Within the single-family areas, it is the overall 
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single-family character that serves as the rationale for the Plan’s designation. Single-

family residential areas must remain flexible and consider context. There may be 

situations where single-family attached and multi-family uses are considered 

appropriate within predominately single-family detached areas. For example, street 

frontage, lot depth, and the presence of neighboring non-residential uses should be 

considered on a case-by-case basis for other types of compatible residential development.   

 

The Residential Areas Framework Plan provides Land Use Policies on p. 43. A number of the 

policies would be applicable to this project, including: 

 

 Preserve the character of the City’s existing single family residential 

neighborhoods: The City’s residential areas are composed of a number of unique 

and distinct neighborhoods. While they may differ in configuration, unit type, and lot 

size, these neighborhoods are well established and have their own character. 

Development and reinvestment within these neighborhoods should be context 

sensitive, and compatible with the established neighborhood character and fabric. 

Regardless of the location or housing type, residential development or redevelopment 

should be carefully regulated to ensure compatibility with the scale and character of 

surrounding and adjacent residential neighborhoods. New infill development, 

teardown redevelopment, and alterations to existing development should maintain a 

setback, height, bulk, and orientation similar to its surroundings. 

 

Other relevant Comprehensive Plan recommendation (p. 122): 

 

 Development Character and Urban Design: New neighborhood development or 

local infill should respect the surrounding context in the design of street networks, 

infrastructure, housing stock, and other built elements. Infill development should 

strive to reflect the context in terms of site design, massing and scale, and 

architectural design… 

 

B. ZONING REVIEW 

 

The proposed land use would fall within two residential use categories:  

 

1.  Townhouse Dwelling, which is defined as “a building with three (3) or more dwelling 

units arranged side-by-side, sharing common fire-resistive walls without openings, where 

each dwelling unit occupies an exclusive vertical space with no other dwelling unit above 

or below, and where each dwelling unit has at least one individual exist directly to the 

outdoors.” 

 

2.  Two-Family Dwelling is defined as “A building containing two (2) dwelling units 

attached either vertically or horizontally.”  

 

The existing RS-3 zoning designation allows only for single-family homes; townhomes and 

two-family homes are not permitted. In order to accommodate the proposal, the property 

would need to be rezoned to a zoning district that permits townhomes and two-family homes.  

 

The applicant is proposing the property be rezoned to the RM-1 Mixed Medium-Density 

Residential District. This district permits single-family homes, two-family homes, and 

townhomes. It is the most restrictive mixed and multi-family zoning district in terms of 

density.  
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The Willowgate townhome development to the east of the subject property is also zoned RM-

1. The Oaks townhome development directly south is zoned RM-2.  

 

The table below compares the RS-3 and RM-1 District zoning requirements with the Concept 

Plan. Deviations from the RM-1 District that would be required to accommodate the 

development as proposed are denoted in bold italics. 

 

 
RS-3 District 

(existing zoning) 

RM-1 

(proposed zoning) 
Concept Plan 

Min. Lot Area 8,400 sf per unit 
5,445 sf per unit 

(for townhomes) 
6,746 sf per unit 

Min. Lot Width 60 ft. 24 ft. per unit 22.3 ft. per unit 

Density in units per acre 5.2 du/acre 8 du/acre 6.46 du/acre 

Max. Building Coverage 30% 30% Approx. 27.9%  

Max. Building Height 
35 ft. or 2 stories, 

whichever is less 

35 ft. or 3 stories, 

whichever is less 

Bldg. #1 and #2 = 

38 ft. (2 stories) 

Bldg. #3 and #4 = 

41.6 ft. (3 stories)* 

Min. Front Yard 30 ft. 30 ft. 40.8 ft. 

Min. Side Yard 

Combined width of 

16 ft., neither less 

than 6 ft. 

10 ft. 14.26 ft. 

Min. Rear Yard  40 ft. 25 ft. 24 ft. 

Off-Street Parking 2 per unit 2 per unit 2 per unit 

* The building heights provided in the table and on the plans are the actual height of the 

buildings. However, the Zoning Ordinance requires building height be measured from grade 

at the midpoint of the front setback. The building height when measured using this method 

will be significantly greater than stated in the table, due to the site’s topography.  

 

 As proposed, the development does not conform to the lot width, building height, or 

rear yard requirements in the RM-1 District. Deviations from these requirements 

could be granted through a Planned Unit Development (PUD). 

 

3 SITE LAYOUT  

 

 The access point off of Geneva Rd. will be moved to the north and will run between 

buildings #1 and #2. Because Geneva Rd. (Rt. 31) is a state highway, an IDOT permit 

will be needed for any work done in the right-of-way. 

 Parking will be located at the center of the site, between the two sets of buildings. 

Garages will be rear-loaded for Buildings #1 and #2 will front-loaded for Buildings #3 

and #4.  

 A landscape plan will be required as part of the PUD Preliminary Plan. A landscape 

buffer will be required along property lines adjoining the RS-3 zoning district (north and 

west property lines). The site plan indicates that the existing tree line along the west 
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property line will be maintained. Additional landscaping to meet the buffer requirements 

provided in Section 17.26.070 Landscape Buffers will be required. These requirements 

include opaque, year-round screening to a height of six (6) ft. by means of berming, 

landscaping, fencing, and/or decorative walls (along the north and west property lines).  

 The parking stall length shown for the northern unit of Building #1 is shown as 16.5 ft. 

Section 17.24.070.B Design of Off-Street Parking Facilities requires 18 ft.  

 A gate is proposed at the entrance drive. The gate would need to default to open in the 

event of a power outage. The gate would also need to gain approval of the Fire Chief and 

the Police and Fire departments would need the access code. The gate may also be a 

concern for Public Works to access public utilities located between the buildings and for 

monthly electric and water meter reading. 

 

4 BUILDING DESIGN 

 

Two sets of architectural elevations have been submitted: one for Buildings #1 and #2 and 

one for Buildings #3 and #4. Development in the RM-1 District is subject to Design Review 

and the requirements of Section 17.060.050 Standards and Guidelines- RM-1, RM-2, and 

RM-3 Districts.  The architectural elevations appear to meet the requirements of this section.  
 

5 ENGINEERING REVIEW 

 

The applicant has been provided with a detailed engineering review memo. The comments 

raised in the memo will need to be addressed if the project moves forward. However, the 

City’s development engineer summarized in the memo that, “there are no major 

infrastructure/land use issues or concerns identified based on the level of detail depicted with 

the concept submittal.” 

 

6 INCLUSIONARY HOUSING 

 

Based on the most recent Affordable Housing Update, the requirement to provide affordable 

units is set a zero. Therefore, no additional units or fees are currently required for the 

development. However, the City is in the process of reviewing the Affordable Housing 

Update and potential revisions to the Inclusionary Housing Ordinance which could 

potentially result in the requirement being reactivated.  

 

7 SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 

 

School and Park Land-Cash worksheets have been completed and submitted. A copy of the 

Concept Plan has been forwarded to the school and park districts for any comments. If the 

project moves forward, the worksheets will be revised to reflect a credit for the existing 

single-family home. 

 

IV. APPROVAL PROCESS 
 

The applicant would need to gain approval of the following in order to permit the development as 

proposed in the Concept Plan:  

 

1. Map Amendment: To rezone the property from RS-3 to RM-1. 

2. Special Use for PUD: To establish a PUD ordinance with unique zoning standards to 

accommodate the proposal. 
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3. PUD Preliminary Plan: To approve the physical development of the property, including 

site plan, elevations, landscape plan, and engineering plans. 

4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat 

that will be recorded with the County. 

 

V. RECOMMENDATION  
 

Review the Concept Plan and provide comments to the developer. Staff is recommending the 

Committee provide feedback on the following:  

 

 The change in land use from single-family to townhomes.  
 

 The proposed number of units.  
 

 The building architecture. 
 

 The site layout.  

 

VI. ATTACHMENTS 

 

 Application for Concept Plan; received 4/3/15 (includes site plan, preliminary engineering 

plan, and architectural elevations)  
























































