


Exhibit A – Part 1/2  

Variation Standards for Rezoning 

1. The property in question cannot yield a reasonable return (economic value and/or use and 
enjoyment) if permitted to be used only under the conditions allowed by the regulations in the district 
in which it is located.  The significant amount of wetlands on the site prevent it from yielding a reasonable 
return under the current zoning, either in economic value or in use and enjoyment.  Sensitive wetlands 
comprise 25% of the site, 5.6 of 21.34 acres.  Avoiding the wetland areas, as the proposed Neighborhood 
does, requires rezoning to yield a reasonable economic return on the remainder of the parcel, with the 
added benefit of preserving the existing wetlands for future enjoyment.  To facilitate such enjoyment, the 
Neighborhood will include an overlook at the northerly end of the largest wetland (in the southern part 
of the Neighborhood) and sidewalks leading to this viewing area.   

2. The plight of the owner is due to unique circumstances.  Sensitive wetlands comprise 25% of the 
site, 5.6 of 21.34 acres.  The amount of wetlands on the site is a unique condition outside of the owner’s 
or applicant’s control.  

3. The variation, if granted, will not alter the essential character of the neighborhood. The 
variation, if granted, allows development that is consistent with the character of the neighborhood.   

First, the proposed Neighborhood will not alter the character of the community because it is consistent 
with existing zoning.  The property is currently zoned R1. It is surrounded with R1A to the north; business 
uses to the west; and by the Village of Lake Barrington to the west, south, and east.  The Neighborhood 
will create an intuitive transition from less to more intense uses in the area: 

 

 
Zoning Map 

 

Second, the proposed Neighborhood will not alter the character of the community because it is consistent 
with existing land uses.  The Land Use Map below shows how the surrounding land is currently utilized, 



with public open and green spaces to the north and west; commercial to the west; and the Village of Lake 
Barrington to the west, south, and east. 

 

 
Land Use Map 

 

From north-to-south and from east-to-west, the Neighborhood will provide a transition from less intense 
to more intense uses.  Further, the abundance of green space clustered at one end of the proposed 
Neighborhood mirrors the green space design in the existing single family neighborhood to the north. 

Finally, the proposed Neighborhood could not alter the character of the community because it is consistent 
with the Comprehensive Plan in several ways.  It satisfies one of the two economic development goals for 
the Eastgate Redevelopment District (in which the Neighborhood is located):   building townhome housing 
in the District.  It applies design guidelines from the Comprehensive Plan to create an attractive 
neighborhood consistent with existing uses in the area.   And, it positively affects the health of natural 
features in the Village with  12.5 acres of open space (57% of the site) and 5.6 acres of preserved wetland 
(25% of the site). 

 

  



Exhibit A – Part 2/2 

Special Use Standards 

 

Provide this information if you are seeking a Zoning Special Use.  Be sure to explain your answers in detail; 
do not simply reiterate the questions.  A Zoning Special Use will not be approved unless you meet and 
justify the standards.  An inadequate justification will be cause for rejection or you may be required to 
pay the cost incurred by the Village for the Village’s consultant to write an appropriate justification. 

 

1. The establishment, maintenance, or operation of the special use will not be detrimental to or 
endanger the public health, safety, and welfare. 

 
The proposed neighborhood south of Route 22 (the “Neighborhood”) will not adversely impact the public 
health, safety, and welfare because: 

 
• The Neighborhood serves a need, identified in the Comprehensive Plan, that benefits the public 

health, safety and welfare: creating townhome housing in the Eastgate Redevelopment District 
(Section VI(C)(1), one of the two economic development goals for the District. 
 

• The Neighborhood improves upon the current zoning by allowing a more intuitive transition from 
less to more intense uses.  The neighborhood is currently zoned R1. It is surrounded with R1A to the 
north; business uses to the west; and by the Village of Lake Barrington to the west, south, and east: 
 

 
Zoning Map 

 



The Land Use Map below shows better how the surrounding land is currently utilized, with public 
open space to the north and west; commercial to the west; and the Village of Lake Barrington to the 
west, south, and east. 

 
Land Use Map 

 

From north-to-south and from east-to-west, the neighborhood provides a transition from less 
intense to more intense uses.  The existing public space also provides a natural buffer between the 
single family north of Route 22 and the proposed neighborhood.  

• The Neighborhood satisfies additional items identified in the Comprehensive Plan by applying design 
guidelines to create an attractive neighborhood consistent with existing uses in the area (Section 
VI.A.4). 
 

• The Neighborhood will have minimal effect on existing traffic service levels, as shown by the traffic 
study submitted with this application, so that its traffic impacts will not be detrimental to the 
community. 

 
• The Neighborhood entry has been realigned with the existing Bridle Path Lane entry to improve 

future traffic safety conditions there. 
 

• The Neighborhood will create a path across its northerly property line or contribute to a fund for the 
future construction of such a path north of Route 22 (whichever best facilities the Village’s plans for 
connectivity), positively affecting the public health and general welfare and meeting the 
Comprehensive Plan requirement to link land within the Village (Section VI.A.8) 

 
• The Neighborhood offers 12.5 acres of open space (57% of the site) and preserves 5.6 acres of 

wetland (25% of the site), positively affecting the health of natural features in the Village. 



 
2. The special use will not be injurious to the use and enjoyment of other property in the 
immediate vicinity for the purposes already permitted, nor shall the special use substantially diminish 
or impair property values within the neighborhood. 

 

The proposed Neighborhood will not be injurious to existing uses.  As noted in Section 1 above, this use is 
consistent with the Fox River Grove Comprehensive Plan.  The Neighborhood is also buffered from 
surrounding single family by existing businesses and public space.   

The proposed Neighborhood will not impair adjacent property values.  Multiple macro- and micro-  market 
studies repeatedly demonstrate that townhome neighborhoods do not affect the property value of 
neighboring single family homes. 

 

3. The establishment of the special use will not impede the normal and orderly development and 
improvement of surrounding property for uses permitted in the District where the special use is to be 
located. 
 
Per the maps in Section 1 above, the surrounding land situated in the Village is fully improved.   

 

4. Adequate utilities, access roads, drainage and/or other necessary facilities have been or are 
being provided. 
 
The enclosed plans show adequate utilities, road, drainage to the Neighborhood.  Applicant’s engineer 
has worked closely with staff and third party consultants to ensure that it provides sound engineering 
solutions to any utility, road, and drainage concerns.  Applicant will continue to be responsive to the 
Village comments throughout the entitlement period. 

 

5. Adequate measures have been or will be taken to provide ingress and egress so as to minimize 
traffic congestion in the public streets. 

 
Applicant has provided a traffic study from Gewalt Hamilton to evidence that traffic impacts from the 
Neighborhood will be minimal.  The study utilizes both ITE trip generation data and certified trip 
generation data specific to Redwood neighborhoods.  Per the traffic study, the Neighborhood will have 
minimal effect on existing traffic operations--  less than a 6% increase in the existing Route 22 volumes. 
The study also anticipates that IDOT will require applicant to improve Route 22 with a westbound turn 
lane and taper at the boulevard entrance across from Bridle Path Lane.     

 

6. Such special use shall conform to all other applicable regulations of the district in which it is to 
be located, except as such regulation may be specifically modified for the special use by the Village’s 
corporate authorities. 



 
The plans submitted with this application meet all Village zoning regulations and subdivision ordinance 
requirements, with the exception of the modifications and deviations listed on Exhibit A. 

Proposed Modifications from Zoning Ordinance: 

1. Article VI.F.10.c:  When the side wall of a building faces the front or rear wall of the nearest 
building, the distance between the two building walls shall be not less than thirty (30) feet, except 
when the facing side wall contains more than two windows on a floor that are not windows from 
bathrooms or storage rooms, such distance between buildings shall be not less than forty (40) 
feet, or not less than fifty (50) feet if a main entrance doorway is also in such side wall.  
 

2. Article VI.F.10.d: When the side wall containing not more than four (4) windows, two (2) of which 
are from bathrooms or storage rooms, faces such side wall of the nearest building, the distance 
between the two building walls shall be not less than ten (10) feet. When the facing side wall of 
either or both of such buildings contains more than two window openings that are not windows 
from bathrooms or storage rooms, the distance between walls shall be not less than forty (40) 
feet, or not less than fifty (50) feet if either or both such side walls also contain a main entrance 
doorway.  

Anticipated Deviations from the Subdivision Regulations: 

As shown on the enclosed Preliminary Engineering Plan, the design and layout of the Neighborhood 
contains a central drive aisle system, with parking (driveways) 90 degrees off the internal drive aisle.  Drive 
aisles are not intended to be public streets but 22’ drive aisles, with 4’ integral sidewalks on one side, for 
an edge-to-edge total of 26’.  This amends or supersedes the following sections, if they are deemed 
applicable. 
 

1. §19-42: Standards for Dedicated Streets.  All drive aisles are private.  
 

2. §19-43: Minimum Street Standards.  Neighborhood has  private drive aisles, items 1-2 are deemed 
not applicable 
 

3. §19-47: Pedestrian Circulation.  A sidewalk will be installed on one side of the drive aisle, in a 
manner to support internal circulation, accessibility, and connection to a future path on State 
Route 22. 
 

4. §19-73(e): Street Standards. Not applicable; drive aisles will not have curbs and gutters  
 

5. §19-75: Sidewalks.  Sidewalks are present on one side of drive aisles 
 

6. §19-77: Street and Parking Lot Lighting.  Parking area lighting will be provided from fixtures 
attached to each garage.  These lights are on photocell and not controlled by residents. 

 
 

  







Planning Report 
 
Development Summary 
The Neighborhood will contain 110 single-story apartment homes and one leasing office.  It will not 
contain any industrial uses. 
 
Resident Population Estimates 
Based on historical data from its portfolio of 13,000+ apartment homes, Applicant expects the following 
resident population to live in the Neighborhood: 
 

• 182 Adults (110 homes x 1.65 persons/home) 
• 7.7 School-Age Children [(7 children x 110 homes)/100] 

 

*Redwood tracks the number of children in its neighborhoods.  It does not track the individual ages of 
minor children living in its neighborhoods because, in certain jurisdictions in which Redwood operates, 
statutory provisions prohibit requesting a minor occupant’s date of birth in the context of the rental 
process.  Based on historical data from its portfolio of 13,000+ apartment homes, every 100 apartment 
homes in a Redwood neighborhood houses approximately 7 school-age children.   
 
Redwood’s Fox River Grove neighborhood plan proposes 110 apartment homes.  Using the calculation 
above, Redwood expects to see 7.7 children in its Fox River Grove neighborhood.  This includes children 
from elementary school through high school.   
 
When reviewing this number, it’s important to consider general demographics of a Redwood 
neighborhood.  Across Redwood’s 13,000+ unit portfolio, approximately 70% of its residents are empty-
nesters, with an average age in the early 50s.  Most residents come from within a 3-mile radius of the 
neighborhood.   Redwood averages 1.65 residents per apartment home.  Accordingly, most Redwood 
residents do not have school age children living with them.  For those that do, it’s Redwood’s experience 
that those children are already enrolled in the school district.    
 
Peak User Population for All Non-Residential Uses 
The leasing office is the only non-residential use.  The office will likely be staffed with one Neighborhood 
Manager and one Site Technician on Tuesdays – Saturdays from 10 am – 6 pm, with on-call availability 
24/7.  Peak usage will be during staffed hours.  Applicant expects about 2 people in the leasing office at 
peak usage. 

 

  



 
Planning and Design Principles 
The site plan design successfully focuses on: 
 

1. Clustering the homes in a way that avoids and preserves the 5.6 acres of existing wetlands at 
the southern end of the property (25% of the Neighborhood); and, 

2. Providing FHA/ADA accessibility within the Neighborhood (FHA) and within each home (ADA) 

 
Variations from the Village Zoning Ordinance & Subdivision Regulations 
 
Proposed Modifications from Zoning Ordinance: 

3. Article VI.F.10.c:  When the side wall of a building faces the front or rear wall of the nearest 
building, the distance between the two building walls shall be not less than thirty (30) feet, except 
when the facing side wall contains more than two windows on a floor that are not windows from 
bathrooms or storage rooms, such distance between buildings shall be not less than forty (40) 
feet, or not less than fifty (50) feet if a main entrance doorway is also in such side wall.  
 

4. Article VI.F.10.d: When the side wall containing not more than four (4) windows, two (2) of which 
are from bathrooms or storage rooms, faces such side wall of the nearest building, the distance 
between the two building walls shall be not less than ten (10) feet. When the facing side wall of 
either or both of such buildings contains more than two window openings that are not windows 
from bathrooms or storage rooms, the distance between walls shall be not less than forty (40) 
feet, or not less than fifty (50) feet if either or both such side walls also contain a main entrance 
doorway.  

Anticipated Deviations from the Subdivision Regulations: 

As shown on the enclosed Preliminary Engineering Plan, the design and layout of the Neighborhood 
contains a central drive aisle system, with parking (driveways) 90 degrees off the internal drive aisle.  Drive 
aisles are not intended to be public streets but 22’ drive aisles, with 4’ integral sidewalks on one side, for 
an edge-to-edge total of 26’.  This amends or supersedes the following sections, if they are deemed 
applicable. 
 

1. §19-42: Standards for Dedicated Streets.  All drive aisles are private.  
 

2. §19-43: Minimum Street Standards.  Neighborhood has  private drive aisles, items 1-2 are deemed 
not applicable 
 

3. §19-47: Pedestrian Circulation.  A sidewalk will be installed on one side of the drive aisle, in a 
manner to support internal circulation, accessibility, and connection to a future path on State 
Route 22. 
 

4. §19-73(e): Street Standards. Not applicable; drive aisles will not have curbs and gutters  
 

5. §19-75: Sidewalks.  Sidewalks are present on one side of drive aisles 



 
6. §19-77: Street and Parking Lot Lighting.  Parking area lighting will be provided from fixtures 

attached to each garage.  These lights are on photocell and not controlled by residents. 

 


