United City of Yorkuville
800 Game Farm Road
Yorkville, Hlinois 60560
Telephone: 630-553-4350
www.yorkville.il.us

PLAN COMMISSION

AGENDA
Wednesday, February 10, 2016
Yorkville City Hall Council Chambers
800 Game Farm Road

Meeting Called to Order: 7:00 p.m.
Roll Call:
Previous meeting minutes: January 13, 2016

Citizen’s Comments

Public Hearings

1. PC 2016-02 The Law Office Corporation, petitioner, has filed applications with the United
City of Yorkville, Kendall County, Illinois, requesting special use permit approval for a
proposed tavern — nightclub or lounge in an existing building zoned within the B-2 Retail
Commerce Business District pursuant to Chapter 6, Table 10.06.03 of the Yorkville Zoning
Ordinance. The real property is located at 226 South Bridge Street in Yorkville, lllinois.

2. PC 2016-03 Unified Faith in Christ Church, petitioner, has filed an application with the
United City of Yorkville, Kendall County, Illinois, requesting special use permit approval for
a Small Religious Institution that is defined in Section 10-2-3 of the Yorkville Zoning
Ordinance as having less than 400 seats and 8,000 square feet of floor area in an existing
building zoned within the M-1, Limited Manufacturing District pursuant to Chapter 6, Table
10.06.02 of the Yorkville Zoning Ordinance. The real property is located at 210 Beaver
Street, Unit A in Yorkville, Illinois.

Old Business

New Business

1. PC 2016-02 The Law Office Corporation, petitioner, has filed applications with the United
City of Yorkville, Kendall County, Illinois, requesting special use permit approval for a
proposed tavern — nightclub or lounge in an existing building zoned within the B-2 Retail
Commerce Business District pursuant to Chapter 6, Table 10.06.03 of the Yorkville Zoning
Ordinance. The real property is located at 226 South Bridge Street in Yorkville, Illinois.

- Action Item
Special Use

2. PC 2016-03 Unified Faith in Christ Church, petitioner, has filed an application with the
United City of Yorkville, Kendall County, Illinois, requesting special use permit approval for


http://www.yorkville.il.us/

a Small Religious Institution that is defined in Section 10-2-3 of the Yorkville Zoning
Ordinance as having less than 400 seats and 8,000 square feet of floor area in an existing
building zoned within the M-1, Limited Manufacturing District pursuant to Chapter 6, Table
10.06.02 of the Yorkville Zoning Ordinance. The real property is located at 210 Beaver
Street, Unit A in Yorkville, Illinois.

- Action Item
Special Use

Additional Business
1. City Council Action Updates
The following items were presented to the City Council on January 26, 2016.

a. PC 2015-16 GC Housing Development LLC, petitioner, has filed an
application with the United City of Yorkville, Kendall County, Illinois,
requesting rezoning approval from R-1, Single-Family Suburban
Residence District to R-4, General Multi-Family Residence District. The
real property is located near the northeast corner of Walnut Street and
Freemont Street in Yorkville, Illinois.

b. PC 2015-17 Kevin Calder, petitioner, has filed an application with
Kendall County seeking an A-1 Special Use to allow the operation of a
landscape business with five employees. The property is located at 9923
Walker Road in Kendall Township.

2. Year in Review - 2015
Adjournment



DRAFT

UNITED CITY OF YORKVILLE

PLAN COMMISSION

City Council Chambers
Wednesday, January 13, 2016 7:00pm

Meeting Called to Order
Chairman Randy Harker called the meeting to order at 7:25pm.

Roll Call

Roll call was taken and a quorum was established.

Reagan Flavin-Goins-yes, Charles Kraupner-yes, Michael Crouch-yes, Deborah Horaz-
yes, Randy Harker-yes

Absent: Chuck Galmarini, Richard Vinyard

City Staff
Krysti Barksdale-Noble, Community Development Director

Mr. Chris Heinen, City Planner

Brad Sanderson, City Engineer

Larry Kot, Alderman

Chris Funkhouser, Alderman

Ken Koch, Alderman

Lynn Dubajic, Economic Development Consultant
Jim Binninger, City Attorney

Other Guests

Chris Vitosh, Court Reporter Jeff Crane, GC Residential Development
Mr. Tracy Kasson, Attorney Dawn Camp, GC Residential Development
Brendan Goss, GC Residential Jim D'Alexander, Manhard Consulting
Bob Weaver, HDS Architects Darin Peterson, Longford Lakes HOA President
Barb Nielson, Walnut St. Jason Merkel

Nycole Woody, Correct Electric Earl Peterson, Longford Lakes

Tom Stout, Heartland John Bennett

Hartley Pearson, Longford Lakes  Karylin Clevenger, Senior Services

Regina Moe, Walnut St. John Schneider, Walnut St.

Richard Motyka, Dalton St. Jennifer Johnson, Landmark St.
Alexandrea Ayers, Landmark St. Kelly Helland, Attorney

Sandra Taylor, Walnut St. Andrew Block, GC Housing

William Woodward, KLOA

Previous Meeting Minutes October 14, 2015 and November 18, 2015

Commissioners Crouch and Kraupner moved and seconded, respectively, to approve both
sets of minutes as presented.

Roll Call: Goins-yes, Kraupner-yes, Crouch-yes, Horaz-yes, Harker-yes. Passed 5-0
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Citizen’s Comments None

Public Hearings
Chairman Harker explained the process for the Public Hearing and swore in those who
would presented testimony.

Mr. Crouch moved and Ms. Goins seconded the motion at approximately 7:29pm to open
the Public Hearing.
Roll call: Kraupner-yes, Crouch-yes, Horaz-yes, Goins-yes, Harker-yes. Passed 5-0

1. PC 2015-16 GC Housing Development LLC, petitioner, has filed an
application with the United City of Yorkville, Kendall County, Illinois,
requesting rezoning approval from R-1, Single-Family Suburban Residence
District to R-4, General Multi-Family Residence District. The real property
is located near the northeast corner of Walnut Street and Freemont Street in
Yorkville, Illinois.

(See Court Reporter's Transcript for a record of the proceedings)
The following documents introduced during the Hearing, were requested to become a
permanent part of the official record.

Slide Presentation from GC Housing

Traffic Study

Letter from VAC/Paul LaLonde

Photos/Exhibits from Attorney Kelly Helland

Following all testimony, a motion was made by Mr. Kraupner at approximately 9:31pm
and seconded by Ms. Horaz to close the Public Hearing.
Roll call: Kraupner-yes, Crouch-yes, Horaz-yes, Goins-yes, Harker-yes. Passed 5-0

Old Business None

New Business

Mr. Heinen said 3 conditions were placed on the petitioner and outlined in the staff
memo. He also said staff had noticed the discrepancy with the Comp Plan in terms on
usage of the property.

Commissioner Crouch commented the location was not appropriate, but he
acknowledged the need for senior housing.

The Commission then examined existing uses and zoning criteria. They examined the
appropriateness of this site, whether or not it would diminish the property values of
existing structures, the health/safety/welfare, hardship on the homeowners, suitability of
the zoning for that property, community need and care taken by the community for
planning land use.
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Action Item

Rezoning
Mr. Crouch moved to approve PC 2015-16 Housing Development LLC, Petitioner
requesting re-zoning approval from R-1 Single Family Suburban Residence District to
R-4, General Multi-Family Residence District subject to staff comments and additions.
Ms. Goins seconded the motion.
Roll call: Crouch-no, Horaz-no, Goins-no, Kraupner-present, Harker-yes.
Motion failed: 3-no, 1-present, 1-yes

2. PC 2015-17 Kevin Calder, petitioner, has filed an application with Kendall
County seeking an A-1 Special Use to allow the operation of a landscape
business with five employees. The property is located at 9923 Walker Road
in Kendall Township.
Mr. Heinen said the Comp Plan allows for this use and it's far from the City's planning
area.

Action Item

1-1/2 Mile Review (Special Use)
Staff had no concerns with this and the Commission approved by general consensus.

Additional Business
Mr. Heinen stated that James Weaver has resigned from the Plan Commission.

January 28" is the next Comp Plan Steering Committee and the Plan will be presented in
June or July.

Attorney Binninger asked the Commissioners to consider a 7-member Commission and
give input to the staff. Ms. Noble added that a notice has been placed on the website to
generate interest. She also said that this meeting had to be a cancelled on a couple
occasions due to lack of a quorum and that the ZBA only has 7 members.

Adjournment
There was no further business and the meeting was adjourned at 9:51pm on a motion by

Crouch and second by Horaz.

Transcribed by
Marlys Young, Minute Taker
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UNITED CITY OF YORKVILLE

YORKVILLE, ILLINOIS

PLAN COMMISSION MEETING

PUBLIC HEARING

800 Game Farm Road

Yorkville, Illinois

Wednesday, January 13, 2016

Vitosh Reporting Service

815.993.2832 cms.vitosh@gmail.com




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

PRESENT:

ALSO

Mr. Randy Harker, Chairman,
Mr. Michael Crouch,

Mr. Charles Kraupner,

Ms. Deborah Horaz,

Ms. Reagan Flavin Goins.

PRESENT:

Mr. James W. Binninger, City Attorney.
Ms. Krysti Noble, Community Development
Director,

Mr. Chris Heinen, City Planner,

Mr. Brad Sanderson, City Engineer,

Ms. Marlys Young, Minute Taker.
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(The following

proceedings were had in

public hearing:)

CHAIRMAN HARKER: We're going to move

into the public hearing portion of the meeting.
There is one public hearing tonight, it's PC
2015-16, from GC Housing Development, LLC.
That's what's going to be on tonight's agenda.

The purpose of this hearing is to
invite testimony from the members of the public
regarding the proposed request that's being
considered before the Commission tonight.

Public testimony from persons
present who wish to speak may be for or against
or to ask questions of the petitioner regarding
the request being heard.

Those persons wishing to testify are
asked to please speak clearly, one at a time,
state your name and who you represent, if anyone.

Also, you are asked to sign in at
the podium if you have not already done so.

Those of you that are here that are
wishing to speak tonight, whether you are the

petitioner or members of the public, please
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stand, raise your right hand, and repeat after
me.
{The witnesses were
thereupon duly sworn.)

CHAIRMAN HARKER: Okay. So the order
for tonight, we will be receiving and listening
to the testimony as follows: First, the
petitioner is going to give his position first
and then all of those who are in favor of the
request will go next, and then those that are
opposing it will follow, and then questions from
the Commission will go out to the petitioner.
Okay?

May I have a motion to open the

public hearing on petition number 2015-167

MR. CROUCH: So moved.

M3S. GOINS: Second.

CHAIRMAN HARKER: Roll call, please.

MS. YOUNG: Kraupner.

MR. KRAUPNER: Yes.

MS. YOUNG: Crouch.

MR. CROUCH: Yes.

MS. YOUNG: Horaz.

MS. HORAZ: Yes.

Vitosh Reporting Service
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MS. YOUNG: Goins.

MS. GOINS: Yes.

MS. YOUNG: And Harker.

CHAIRMAN HARKER: Yes.

MS. YOUNG: Thank you.

CHAIRMAN HARKER: Tonight I'm going to
go ahead and read through this, but Jjust to be
clear on why we're here, we're here to vote on
the rezoning of the property. Okay.

PC 2015-16, GC Housing Development,
LLC, petitioner, has filed an application with
the United City of Yorkville, Kendall County,
Illinois, requesting rezoning approval from R-1
Single-Family Suburban Residence District to R-4,
General Multi-Family Residence District.

The real property is located near
the northeast corner of Walnut Street and
Freemont Street in Yorkville, Illinois.

Is the petitioner present?

TRACY KASSON,
having been first duly sworn, testified from the
podium as follows:

MR. KASSON: Yes. Good evening. My

name is Tracy Kasson, and I am an attorney with

Vitosh Reporting Service
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the law firm of Rathje & Woodward, here
representing the applicant, GC Development, LLC.

As the chairman noted, we are here
to seek a rezoning of the property from R-1 to
R-4 in order to construct an independent living
age-restricted community.

Jeff Crane with GC Housing
Development is one of the members and will --
I'll introduce him to present the presentation.

Thank you.

MR. CRANE: Mr. Chairman, members of the
Commission, city staff, thank you for the
opportunity to present to you this evening.

My name is Jeffrey Crane with GC
Housing Development and Crane Construction
Company, and on behalf of myself and my partner,
Ralph Grande, I'm pleased to be here tonight.

I'd like to introduce our team to
start. First of all, from GC Housing Development
we have Andy Block, Brendan Goss and Dawn Camp.

Bob Weaver 1is here representing our
architect, Hooker Dedong; Jim D'Alexander is here
representing our civil engineer, Manhard

Engineering; and Bill Woodward is here
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representing the firm that did our traffic study,
KLOA.

Before I start I'd like to at least
pass around to each of the members of the
Commission and staff sitting at the dais hard
copies of the slides which we will be presenting
tonight, as I know that it may be quite difficult
given the lighting in here and location of the
screen for you to see specifically what it is we
are doing.

CHAIRMAN HARKER: Would you like that
entered into the record?

MR. CRANE: Yes, please. We intend on
delivering also a copy of the hard drive with all
of this information on it also as part of the
record.

Crane Construction Company 1is a
third generation construction and a fourth
generation real estate development firm that has
been building and developing throughout the state
of Illinois for over 60 years.

Six years ago we made a decision to
focus our development efforts on developing,

building and owning high quality, affordable,
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independent senior living residences for those
55 years and older.

Most recently we built an 8l-unit
affordable senior community in Glendale Heights,
and we were also part of a development effort for
the second phase of a 122-unit affordable senior
community in the Chatham neighborhood of Chicago.

In these communities we've gotten to
know many of our residents. It gives me great
pride in, one, knowing that we were able to
provide seniors the opportunity to remain
included in their communities and provide them a
lifestyle that allows them to stay close to their
children, friends and churches, and, two, knowing
that we have built for them a home that is of top
quality, a home that seniors are proud to live
in, and have constructed a building that will
provide homes for seniors for years to come.

Yorkville and Kendall County seniors
deserve a similar lifestyle community to enjoy
and be proud of.

What we are proposing to develop in
Yorkville is a 75-unit, four-story affordable,

independent senior living community that allows
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eligible seniors the lifestyle they deserve.

Our first floor consists of one
indoor parking spot for each unit in the
building, and common areas on that first floor
will include TV, billiard and computer rooms.

Floors 2 through 4 will consist of
one and two-bedroom units, as well as a common
room for each floor. Qur architect, Bob Weaver
of HDJ, will tell you more abkout the building
later.

Tonight I'd like to outline how each
of the eight criteria used in the city zoning
ordinances have been met.

Why Yorkville? When performing our
due diligence, we have a set of specific
characteristics we look for in a potential
affordable senior development.

Affordable housing developments are
most often funded using federal tax credits
administered by the Illinois Housing Development
Authority, or IHDA. That is the source of
funding that provides 75 to 80 percent of the
capital necessary to complete this project.

The remaining capital comes from a
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mortgage loan, various grants and developer
equity.

Twice a year IHDA has a competition
to determine which developments receive these tax
credits.

There are six separate set-asides
that THDA allocates tax credits to. Over 60
projects applied in IHDA's first competition of
this year. We are presently competing amongst 11
different developments for tax credits in what
IHDA calls the non-metro set-aside.

Our project 1s the only project with
an application in from Kendall County, which we
believe IHDA will see as a positive for our
development.

The criteria for IHDA and the
marketability necessitates that these
developments be as close to the amenities seniors
utilize most often.

IHDA uses a hundred point scoring
system to determine which developments will
receive these tax credits. It is an extremely
competitive process where the difference between

a project receiving the valuable tax credits and
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a project not getting funded 1s often separated
by a few points.

As you will see in this slide, our
site is at the corner of Walnut and Freemont.
The Yorkville Marketplace Jewel-Osco is around
the corner. Yorkville Library, Walgreen's,
Rush-Copley Medical, and the Beecher Senior
Center are all close, and St. Patrick's Church is
directly across the street.

It is not often that we see a site
that offers so many amenities within a one-mile
radius. That is why this site scores extremely
well with TIHDA.

As you all undoubtedly know, there
is a tremendous need for high gquality, affordable
senior living options. We found this site in
your community that we immediately fell in love
with.

We began our conversation with the
Community Development staff back in June of last
year before we commenced our pursual of this
property from the Diocese of Joliet.

After receiving feedback from city

staff, we negotiated and entered into a contract
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with the Diocese to purchase this property
contingent upon our obtaining the necessary tax
credits, securing proper zoning, and closing on
the financing.

Working closely with city staff
since late -- since late summer, we fine-tuned
the initial conceptual plan, shown here, to the
site plan as it currently stands, shown here.
You can see those side-by-side.

We have reached out to many
stakeholders throughout Yorkville and Kendall
County to solicit feedback on our project. Our
desire to develop in Yorkville has only
strengthened.

The people we've had the pleasure
meeting have all been gracious, sincere,
encouraging, and show incredible pride in the
United City of Yorkville.

Let's begin with criteria number
seven, the community need for the proposed use.
We know there is a great demand for independent
living options for seniocrs, not only here, but
across our entire country.

Specifically, by 2019, more than
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20 percent of Yorkville residents are expected to
be 55 years and older. Similarly, age-restricted
independent living -- independent housing for
those 55 years and older is lacking.

Currently the only independent
living option is the recently approved Heartland
Meadows development, which will build 47
age-targeted single-family homes to the area.

While Heartland Meadows fills a
desperate need, it only puts a small dent in
addressing a housing issue that will grow
exponentially in the coming years.

Like many communities throughout the
country, Yorkville has a desperate need for this
type of housing.

Some of you may be familiar with the
Diamond Senior Apartments in Oswego. Phase II of
that development was recently completed, bringing
the project to 130 units on approximately
five-plus acres. That's the closest comparable
property to what we are looking to develop. They
are fully occupied.

Our 81l-unit property in Glendale

Heights, also for independent seniors 55 years
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and older, has a waiting list today of over 200
pecple.

Anecdotally, over 90 percent of the
residents at Glendale Heights come from within a
three-mile radius of that property.

The demand in Yorkville far exceeds
the existing supply. The 2015 State of City
report that we understand Yorkville is using to
update the 2008 Comprehensive Plan stresses that
50 percent of renter households within the city
may be hard pressed to afford their current
rents.

Based on the most recent census
data, more than 39 percent of the homeowners in
this community spend 30 percent or more of their
income on their mortgage.

Yorkville residents are hard
pressed, both as homeowners and renters, to
afford their rent or mortgage payments. Our
project directly addresses that need.

We all have a moral responsibility
to ensure that our seniors have an opportunity to
live in quality, affordable homes that allows

them to age in place, remaining in their
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communities, close to everything they have become
accustomed to, and not move into different
communities or into a different county to seek a
home that they can afford.

Criteria number one: The existing
uses and zoning of nearby property; criteria two,
the extent to which property values are
diminished by the particular zoning restrictions;
criteria number eight, the care to which the
community has undertaken to plan its land use
development.

We've got a slide up now that shows
the current zoning of this property. Given the
surrounding land uses in the area, the size of
this parcel and the trend of development in the
area, the property's highest and best use is for
a multi-family use rather than a single-family
residential or a school or a church, all of which
are presently allowed under the R-1 zoning.

Up on the screen you'll see zoning
for property surrounding our development. The
development trend is surely not R-1 residential.

Aside from ocur neighbors to the

east, the vast majority of the area includes
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multi-family use, institutional use and
commercial use. Our building would follow this
trend in the area. We simply need to increase
the density in order to make our development
feasible.

In the memo which staff has provided
for this Commission, they noted the majority of
these land uses are located in or around the
downtown area.

They go on to note that the city is
currently updating the Comprehensive Plan and
this area may be reconsidered for a different
land use than the R-1 it's currently zoned.

At last week's ZBA hearing, we heard
testimony from Senior Services Associates about
the struggle they have finding affordable homes
for Yorkville's senior community.

They talked about how they are
needing to place Yorkville residents in far away
communities due to the lack of an affordable
housing option here at home.

Criteria three: The extent to which
the destruction of property values of plaintiff

promotes the health, safety, morals or general
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welfare of the public.

Housing for seniors serves a vital
need for the community. With the aging
population, there is an increasing need to
provide affordable, high quality senior living.

According to the draft Comprehensive
Plan update, the 55-to-74 population group has
increased 287 percent from the year 2000 to 2014,
while only 21 percent of Yorkville's housing
stock is multi-family.

Also, as previously noted, the trend
of development in this area has been for
multi-family, institutional and commercial uses.
Regardless of whether it is us or another
developer down the road, this land will be
developed and traffic will be generated.

Every study shows that this type of
development generates limited impact and the
adjoining roads are more than sufficient to
accommodate the traffic generated.

Maintaining R-1 zoning will not
promote the health, safety, morals and general
welfare of the public. There is not a current

demand for single-family housing. This site will
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ultimately develop, and it will not be
single-family homes.

Criteria number four: The relative
gain to the public as compared to the hardship
imposed upon the individual property owner.

We are purchasing this property from
the Diocese of Joliet. The church certainly
could have expanded their parish across the
street by building a second chapel or a school
all within the existing zoning.

I'd 1like to highlight what we or the
Diocese could legally build by right within this
property based on its current R-1 zoning.

The property's current zoning would
allow building a schocl or a special use, a
church, or a handful of other institutional uses.

If the church had expanded their
parish, here is a rendering of how that property
could have looked that preceded a plan that
mirrored their R-1 institutional use allowed
across the street.

We are offering a project that
strictly meets land use, but for the increase of

our density.
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Now, throughout our entire process
of gathering feedback, the only opposition that
we have heard has come from residential neighbors
to the east.

According to a letter submitted by
the counsel for Mr. and Mrs. Moe at last week's
ZBA hearing, our neighbors to the east don't
necessarily object to senior housing on this
site; their objection is to the density and the
height.

While supporting affordable housing
options for seniors, they would like to see this
built in a different location.

I can tell you that we have spent
many hours researching sites throughout
Yorkville. We chose this site because of a
confluence of factors made this the best site we
looked at by a wide margin.

We love this location and the layout
of the property. We believe it fits in —-- it
fits in well with the surrounding area.

The economics of the land fit the
financial model to make this deal work. The site

sits close to amenities that make this such an
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attractive property in the super competitive
application process at IHDA.

We have had multiple conversations
with our neighbors to the east, one meeting with
Mr. and Mrs. Moe and one meeting just with
Mr. Moe, in an effort to try to find common
ground.

We listened to their concerns and
accordingly made significant changes to our
original development plan.

When we first met with Mr. and
Mrs. Moe, we were under contract to purchase the
3.125 acres of land as seen in our original
concept plan.

We left that meeting knowing that
while we could certainly make the development
work as the conceptual plan showed, there could
be a much better development more in line with
the Moes' objections with some changes.

If you look at this aerial view of
the property, you see that there is a one-acre
piece of wvacant land to our immediate west. That
land is owned by the Longford Lakes Condo

Association and was originally slated to be built
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as townhomes.

We decided that while our property
does not need to include this undeveloped land,
it would become a better property, allow us to
make changes that would benefit the neighbors
on -- make changes that benefit the neighbors on
Walnut.

We initiated a conversation with the
board of Longford Lakes Condo Association to
acquire the property. We have entered into an
option for a 99-year ground lease with the
Longford Lakes Condo Association for this
one—acre piece of land to our immediate west.

By adding this piece of land, we are
now able to do the following from -- make the
following changes really from our initial plan:
Number one, it allows us to shift our building as
far west as possible; number two, it allows us
to change the angle of the building from five
angle -- from five degrees to 15 degrees.

That brings the building setbacks to
the east to 48 feet from the property line at the
southeast tip of our building and up to 106 feet

from the property line at the northeast tip of
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the building. All of our setbacks well exceed
the minimum standard laid out by city code.

Number three, it allows us to shift
our entrance and exit to Freemont Street directly
across from Dalton Avenue and away from the
residents of Walnut Street.

In a recent letter sent to Alderman
Funkhouser by Mr. and Mrs. Moe, it states, and I
gquote, Despite the incorrect representations of
the developer, this building will shade our
property two-and-a-half to four-and-a-half hours
every day year round, preventing us from ever
viewing another sunset from our home.

Members of this Commission, their
claim is not entirely correct. I'd 1like to call
your attention to data pulled directly from the
National Oceanic & Atmospheric Administration,
known as NOAA.

NOAA technology allows architects
and developers to plug in exact locations based
on longitude and latitude, input site and
building plans, and NOAA's data then produces an
illustration of the solar shadow.

What you'll see if you can page
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through these first slides, will show

December twenty -- December 21st at both

2:00 p.m., the next one would show it at

4:00 p.m. You can then look at both March and
September 21st, which would be the same, both at
4:00 p.m. and 6:00 p.m., and then you can see
June 21st at 4:00 p.m. and 6:00 p.m.

On the longest day of the vyear,
June 21st, the shadows do not begin to approach
on their property until approximately 4:00 p.m.

As you will see here, comparable
shadows would occur if this was developed as an
R-1 institutional use such as a church or school.

Mr. and Mrs. Moe have been extremely
gracious, warm and kind throughout all of our
conversations. We have made continuous efforts
to address all of their concerns and we remain
open to do so.

Here is a computer—-generated image
showing the view of our building from the Moes'
back patio. Since our initial meeting with
Mr. and Mrs. Moe, here are the changes which we
have made: We obtained the extra acre of land

from Longford Lakes; we shifted our building to

Vitosh Reporting Service

815.993.2832 cms.vitosh@gmail.com




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

24

the west as much as possible; we tilted our
building from a five-degree angle to a 1l5-degree
angle; we moved our entrance to Freemont, which
puts the minimal traffic from our property away
from their home; and, number five, we plan to
berm up the east side of the property with mounds
ranging from two feet to eight feet and provide
landscaping well exceeding Yorkville's appearance
code.

Members of the Commission, I think
that we can all agree this land will never be
developed as single-family homes. The cost of
this land due to its proximity to downtown
Yorkville and commercial use is too great for
that use.

At some point a multi-family
development or a school or a church will be built
there. When that happens, as it inevitably will,
this island of R-1 zoning surrounded by progress
in all four directions and any new development
will be in the way of the westerly view our
neighbors have grown accustomed to.

We have been and continue to be

sympathetic to the Moes' concerns by making
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changes to our development.

With all that said, we do not
believe that we will ever reach a point where our
neighbors to the east will be in favor of this
project.

Criteria five: The suitability of
the subject property for the zoned purposes. As
previously stated, given the trend of development
in this area and surrounding uses, together with
the size of this parcel, this property is no
longer suited for R-1 single-family purposes, but
rather R-3 or R-4, both of which would allow
multi-family.

The trend of development in what is
around there is that this property will not be
developed as single-family. The only R-1
single-family occurs to our east. These homes
were constructed before all the surrounding
non-single-family uses, which has changed the
general character of this area.

Criteria six: The length of time
the property has been vacant, zoned considered in
the context of land development in the area -- in

the vicinity of the subject property.
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The fact of the matter remains that
this property has never been developed. Since
the dawn of time, this island of vacant land has
remained undeveloped while progress has occurred
around it in all four directions. It's time for
this property to get developed.

There is no better use nor greater
need for this property than what we are
proposing. The population of Yorkville is aging.

Regardless of whether it is us or
another developer down the road, this land will
be developed. Wouldn't you prefer a development
that addresses a dire need within the community
and with developers who have a proven track
record in delivering high quality, affordable
housing for those who need it now?

The positives that this project
brings to the community far outweigh any
negatives.

If we are rewarded with your
approval to proceed and IHDA provides us with the
necessary funding, we plan on working closely
with city staff, our neighbors to the east and

other stakeholders throughout the community to
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ensure that Yorkville gets everything we have
promised and more.

We hope that after looking at all
the facts, the Plan Commission will recommend to
the City Council that our development be granted
our rezoning request.

Thank you for your consideration.

I'd like to now ask Bob Weaver from
our architect, Hooker DedJong Architects, to speak
briefly about the building.

Thank you.

BOB WEAVER,
having been first duly sworn, testified from the
podium as follows:

MR. WEAVER: Thank you, Jeff. My name
is Bob Weaver. I am a designer and a project
specialist for Hooker DeJong Architects. We are
approximately a 40-person firm.

We specialize in senior housing, all
the way from the very high end of skilled care
all the way through independent assisted living
and affordable senior housing.

At any one time we have

approximately a hundred projects in all different
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phases, three to four-year projects, so we take
on 35 to 40 projects a year, and I can tell you
in my experience the quality of the project that
GC Development wants to bring to you is among the
top two or three percent of projects I work on as
far as quality and amenities going into this.

We have -- We work in 19 states, all
east of the Mississippi. The only project that I
have that even comes in close to the quality of
this is way down in Norfolk, Virginia, right now,
so out of all those hundreds, just to give you
this idea.

I think this is a very unique
opportunity for the city of Yorkville to bring a
high quality senior housing product, and it might
be the only opportunity.

Not to play down any of my other
clients, I am very happy to have them, but a lot
of those are publicly held entities and the
number one thing they're looking for is
profitability, and I would give you probably a 95
to 97 percent chance that the next developer that
comes in here will basically go to your bare

minimum requirements for amenities, for parking,
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for architectural materials.

The irony of this project right here
is the fact that -- I looked at your ordinance,
and what the Crane Company has me working on,
it's not even comparable. This is 100 percent
premier exterior materials.

When I get into your ordinance, you
look for 50 percent masonry on the front face,
front elevation of the building. This project 1is
100 percent masonry on the entire main floor.

If you can also look —-- sorry. Some
of the other amenities we bring in here as far as
architectural quality, we have a drop-off canopy.
Each one of the one to two-bedroom units has its
own individual exterior balconies.

Everything is trimmed out in premier
materials. We brought a material sample board
here, and where your ordinance allows for up to
50 percent vinyl cladding, this entire project 1is
either brick masonry veneer or it's 100
percent -- like this is a James Hardie cement
board. It has a 20-year color warranty and it's
basically a lifetime material.

All of -- we are planning on putting
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a 5-12 roof on this building, two reasons. We're
finding two things: Number one, we want to
minimize the impact of the height of the
building. This is a four-story building. We
will get into it a little bit more. We use a
5-12 on roofs like this for our temperate
climates where we have winters such as we are
having now.

We want to minimize any potential
maintenance on the roofs. We do have vents,
penetrations. It is a, you know, 78-unit
facility, so we have a lot of penetrations
through the roof.

We can't go down to a 3-12, it's
just going to lead to problems down the road, so
what we have is a premium grade shingle on a 5-12
and all premier materials.

Next slide as we go through, as you
can see, all sides are treated equally. There is
not a front and a back to this building. It
basically carries the quality of the architecture
throughout the entire structure.

What you'll see -- and stay right

here -- the peak of the roof is at 61 feet, eight
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inches. The lowest eave on here, which is at the
balconies, is at 45 feet, which gives us I
believe a 52 before mid-roof height.

And you can also see here, it's a
little —-- it's a little difficult with the light
on, but on this elevation, we're looking at the
east elevation, and you can start to see how the
berm effect that we have on the project with the
eight-foot berm directly up to the side of the
building begins to make this more of a
three-story building up on a hill than a
four-story building at the same elevation as the
neighbors.

Again, everything we're trying to do
on this project is to minimize impact to the
neighbors and be good neighbors.

The next slide. As Jeff stated, we
started off originally with a five-degree twist
or rotation of the building and over time because
of the purchase of the land we are able to go
from a five to a 15, and pushing the limits of
what we need is a 30-foot buffer to -- the
minimum that we have, again, is a 48 feet and

some-odd-inch minimum distance, and then well
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