VILLAGE OF LOMBARD
INTER-DEVELOPMENTAL REVIEW GROUP REPORT

TO: Lombard Plan Commission HEARING DATE: September 17,2012
FROM: Department of Community PREPARED BY: Chris Stilling, AICP
Development Assistant Director
TITLE

PC 12-18: Comprehensive Plan Amendment: The petitioner, the Village of Lombard, requests
the approval of an amendment to the Village’s Comprehensive Plan pertaining to the land use
recommendation for the Ken Loch Golf Course (1S535 Finley Road).

GENERAL INFORMATION

Petitioner: Village of Lombard

DESCRIPTION

The existing site is 30.91 acres in area and consists of a “Par 3” golf course. Over the last decade,
the concept of the golf course being redeveloped has been raised and the Village had received
concept proposals for single family and townhome developments as well as for business park or
office uses. At that time, staff represented that the proposal was not consistent with the Village’s
Comprehensive Plan, which then identified the site for low density single family residential and
open space purposes.

At their April 12, 2012 meeting, the Village Board directed staff to review the Comprehensive
Plan as it-pertains to the-unincorporated Ken-Loch-parcel, which is currently identified for open
space, and to create various development scenarios to determine future land use. As a result, staff
prepared the attached land use and fiscal impact analysis for the overall site to help guide the
Plan Commission and ultimately the Village Board in making their decision. The attached report
covers the following items:

1) Market Feasibility prepared by Houseal Lavigne Associates (HLA)
a) The report provides a summary analysis of key land uses and their market feasibility.
b) Summary of findings for the various land uses.

2) Ken-Loch Development Analysis prepared by Village staff. This report includes the
following:
a) Nine (9) potential development options, including analysis of:
i) Traffic generation.
ii) Market feasibility findings.
iii) Overview of fiscal impacts to the Village and School Districts 44 & 87.
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3) Fiscal Analysis prepared by Village Staff
i) Overview of assumptions.
ii) Impact on the Village of Lombard.
iii) Impact on School District 44 and School District 87.

Since this property is unincorporated, annexation is at the discretion of the Village Board.
However, since the property is within 1 %2 miles of our corporate limits and the site is within our
ultimate municipal boundaries, discussion on future land is relevant. The attached report covers
many types of development scenarios and the Plan Commission is being asked to make a
recommendation related to the future land use only, i.e. open space, low density residential,
medium density residential, etc. The attached report is to be used a guide to assist with making a
recommendation and offers basic site plans to show how the site could possibly be developed. It
should also be noted that the overall Comprehensive Plan Update will be finalized and brought
forward for a public hearing once a land use has been determined for this location.

INTER-DEPARTMENTAL REVIEW COMMENTS

ENGINEERING/UTILTIES

The Private Engineering Services Division and Public Works Utilities Division have no
comments at this time.

BUILDING DIVISION

The Building Division has no comments.

FIRE DEPARTMENT

The Fire Department has no comments.

PLANNING

Current Comprehensive Plan Designation
The subject property was discussed on multiple occasions by the Village in the recent past. As

part of the Village Board’s 2008 Strategic Plan, the strategic goals for 2008-2009 were to
establish a process to annex the golf course. Specifically the report recommended that the
Village should “Develop recommendations for a process to annex and develop the Ken-Loch golf
course property...”, with the intent to maintain a balance of open/recreation space on the Ken-
Loch property as part of any future annexation. Based on this Board direction, staff began to
implement this directive. Staff incorporated the Ken Loch property discussion into the review of
the open space planning effort in 2010. Ultimately, the adopted Open Space Plan Component of
the Comprehensive Plan states:
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“Regarding Ken-Loch Golf Links, the Village should amend its previous annexation
recommendations to ensure that the property remains in use as open space. The
previously offered alternative of large-lot single-family development would result in an
irreplaceable loss of open space. Accordingly, the property should only be annexed as
part of a request and companion plan to enhance the open space/golf course amenity for
the Village.”

In 2009, the Village also adopted its latest version of its Annexation Strategies Report. The
report discusses the Ken-Loch property and recommends, “annexation of this property should
only occur if it is associated with a development plan consistent with the Comprehensive Plan
and any future amendments, and as part of a request and companion plan to enhance the open
space/golf course amenity for the Village.”

Current Zoning Rights
The property currently operating as a golf course does not impact Village services as it is

unincorporated and it is not on Village utilities. It must be recognized that the property owner
does not have any development entitlement provisions under Village Code. As the subject
property is unincorporated and annexation is a completely discretionary item under the Village
Board’s purview, the Village is not legally obligated to annex and rezone the property for a given
use. The developer could even make an application through DuPage County for similar zoning
approvals. For reference purposes, DuPage County’s Zoning Ordinance has designated the site
for R-4 single family residential zoning, which would require development on 40,000 sq. ft. lots
(Option B), if utilities were not provided; or up to 10,000 square foot lots (Option C) if utilities
were provided. As the site currently does not have utilities available from other sources (it has
operated on well and septic) and that the Village has the only public utilities in the immediate
area (along Finley Road), it is probable that they would have to seek approval for such
connections.

Development Analysis/Market Feasibility
As part of this IDRC report, the attached analysis includes nine (9) possible development

scenarios for the Ken-Loch site. Each development scenario also includes a fiscal analysis
identifying impacts to the Village of Lombard and School Districts 44 and 87. Staff also retained
the services of Houseal Lavigne Associates (HLA) to provide an analysis focused on market
feasibility as well as preliminary indications of land value for some of the development options.
The following is a general summary of each option.

Option Development Potential Land Use Market Feasibility
Description Designation
A Existing site “as-is” “Open Space”. This option is | Not applicable

consistent with the Village’s
current Comprehensive Plan
designation and its impact to
the Village is minimal.
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Single family detached on
40,000 square foot lots
(current entitlement

rights)

Estate Residential

According to HLA analysis, large scale single family
detached developments have been greatly impacted
by the downturn in the overall housing market. This
is projected to continue until existing inventory is
absorbed and/or financing is more readily available.

Single family detached on
10,000 square foot lots
(current entitlement rights
with utilities)

Estate Residential

Large scale single family detached developments
have been greatly impacted by the downturn in the
overall housing market. Therefore, staff assumes a
project of this scale is unlikely to occur for the
foreseeable future. However, should the market
improve, entering into a utilities agreement for this
property could potential increase its overall land
value.

Single family detached on
7,500 square foot lots

Low Density Residential

Given the state of the housing market, staff assumes a
project of this scale is unlikely to occur for the
foreseeable future.

Attached townhomes

Low-Medium Density
Residential

According to HLA, most development of forsale
residential property is taking place on smaller sites
and in infill locations, especially those that have
already been partially developed. They also find that
the new townhome and condominium market has
been especially slow and hit hard by the downturn in
the housing market. This is projected to continue
until existing inventory is absorbed and/or financing
is more readily available.

Mixed townhomes and
apartments

Medium Density Residential

According to HLA, given short to mid-term market
and economic conditions, rental apartments would be
the most feasible residential development HLA also
finds that a plan that reserves a portion of the land for
the future development of “for sale” product
(townhomes and condominiums in particular) may
work from a planning perspective, but there is no
guarantee as to when the development economics
may prove feasible. This could result in a subsequent
request to amend the plan to allow for additional
rental units in lieu of the planned “for sale” product.

Apartments with a
preservation of the golf
course use

Open Space with a High
Density Residential
Component.

This scenario could give the property owner some
added development rights and still allow for most of
the site to remain as open space with a possible
enhancement to the golf course component.
According to HLA, while the fiscal/financial benefit
of open space is not high, value is really as a
community asset. Attempting to assemble a site of
this size for park or recreational use would be
difficult especially when considering its adjacency to
an existing public park.

Office/Business Park

Office

While there is currently a lot of vacant open space in
the local market, if looking at a longer-term plan, this
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use would be consistent with nearby development.
There could be longer term potential based on the
property’s location and proximate uses. If this is
deemed a desirable longer term use of the site, there
is not any reason to take action at this time.

Retail Community Commercial In looking at the market area within aten and fifteen
minute drive from the site, there are indications of
market potential in the General Merchandise
category. These uses would require 20 to 25 acres
which may also include an outlot(s) with a gas station
or convenience store. Based on interviews with
brokers and retail representatives, there are retailers
in the market actively looking for sites at this time. If
Village officials would like to see development of the
entire parcel, then a viable retail use would provide
the greatest net fiscal benefit to the Village in terms
of tax revenue and demand on municipal services

Fiscal Impacts

As part of the attached analysis, staff prepared a fiscal impact examination for the various
development densities and uses as part of this report. The fiscal impact analysis reviews the
impacts to the Village of Lombard and School District 44 & 87. While the concepts are not all
feasible from a market perspective, HLA’s review of this analysis found the methodology to be
sound and the estimates consistent with what may be expected from each scenario.

Summary of Findings
While the attached report covers many types of development scenarios, the Plan Commission is

being asked to make a recommendation related to the future land use only. The attached report is
to be used a guide to assist with making a recommendation and offers basic site plans to show
how the site could possibly be developed. Land Use options for consideration may include, but
are not limited to:

N~

Open Space (current designation).

Estate Residential.

Low Density Residential.

Low-Medium Density Residential.

Open Space with a High Density Residential Component.
Office/Business Park.

Community Commercial

When making a decision to amend the Comprehensive Plan, it is important to note that the Plan
is the Village's official policy guide for future growth and development. It provides community
focus and direction regarding future physical and economic change in the community over the
next 10 -15 years. Therefore, the decision to amend it does not necessarily have to include
current short-term and mid-term market conditions. However, should current market conditions
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be an item of primary importance, the following is a summary from HLA of the market
feasibility for each possible land use:

1.

Residential: Given short to mid-term market and economic conditions, rental apartments
would be the most feasible residential development. A potential land value of $4.1 to $6
million is estimated based on a projected density of 275 to 300 units.

Open Space/Golf Course: While the fiscal/financial benefit is not high, value is really
as a community asset. Attempting to assemble a site of this size for park or recreational
use would be difficult especially when considering its adjacency to an existing public
park. If desired, the Village could still allow for a limited amount of multi-family
residential on a portion of the site.

Retail: Indications are that retail development would provide the greatest return to the
property owner (estimated at $5.4 to $8.1 million). In addition, if Village officials would
like to see development of the entire parcel, then a viable retail use would provide the
greatest net fiscal benefit to the Village in terms of tax revenue and demand on municipal
services.

Office/ Industrial/ Business Park: There could be longer term potential based on the
property’s location and proximate uses. If this is deemed a desirable longer term use of
the site, there is not any reason to take action at this time.

Furthermore, pursuant to the current Comprehensive Plan, should the Plan Commission decide to
change the land use designation from Open Space to another use, the following standards are to

be met:

L.

3.

The proposed change is consistent with the Goals, Objectives and Policies and the overall
Comprehensive Plan.

The proposed amendment does not affect the adequacy of existing or planned facilities and
services of the Village or planning area generally.

The proposed change results in reasonably compatible land-use relationships.

As previously noted, since this property is unincorporated, the Village Board would have to make
the decision as to whether or not the property should be annexed into Lombard. Although
annexation is at the discretion of the Village Board, since the property is within 1 % miles of our
corporate limits and the site is within our ultimate municipal boundaries, discussion on future
land use is relevant for the Plan Commission. The Plan Commission is therefore being asked to
make a recommendation to the Village Board regarding land use. The Plan Commission may
uphold the current designation or make a new recommendation.

FINDINGS AND RECOMMENDATIONS

As noted in the HLA report, staff finds that maintaining open space, with possible enhancements,
would afford an opportunity for a large recreational/park area on the south side of the Village
similar to the Commons or Madison Meadow on the north side, when combined with the
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immediately adjacent Four Seasons Park. It should be noted that a hybrid use, as identified as
Option G could be considered as a tool to help facilitate the preservation of the open space
component, provided that the non-open space component only be ancillary to the preferred open
space use. Should the Plan Commission consider this option, they should make a finding to
restrict what type of ancillary land use (residential vs. non-residential) would be acceptable and
provide some framework for how much density could be allowed.

At this time, staff would recommend that the Plan Commission open the public hearing and take
any testimony from the public and comments from the Plan Commission members. Following
the discussion, staff recommends that this item be continued to allow staff time to respond to any
questions that are likely to arise as part of the hearing/discussion or following this meeting.

Inter-Departmental Review Group Report approved by:

// - Mﬁ

William J. Heniff, AICP
Director of Community Development
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