
 
 
 
 
 
 
 
To: Plan Commission/ZBA 

From: Tony Budzikowski, AICP, Community & Economic Development Director 

Date: September 14, 2022 

Re: 

 
Hillcrest Shopping Center Planned Unit Development (PUD) & Special Use -  Armed 
Services Recruiting Office and Smoothie King Drive Thru 

 
Project Summary 
 
Mr. Abe Katz, Managing Partner of the Hillcrest Shopping Center, has submitted a request for a 
Planned Unit Development (PUD) and Special Use for two (2) development projects proposed at the 
shopping center located at the northwest corner of Theodore & Larkin Avenue.  The first project is the 
construction of a new free-standing building of 8,000 SF for the relocation of the Armed Services 
recruiting offices.  The second project is a 1,460 SF addition for a Smoothie King with a drive thru 
window on the south side of the 800 building (next to Stella’s Place).  The drive thru window requires 
a special use permit review as part of the development application process.       

Location 

The overall 26-acre Hillcrest Shopping Center is zoned B-2 General Business District and located at 
the northwest corner of Theodore and Larkin Avenue.  The specific PUD projects are located on-site 
as follows:  1) Armed Services recruiting office proposed on the south side of the property just west of 
the 600 building which contains ATI Physical Therapy, a bakery and the newly opened Sharks Seafood 
restaurant and 2) Smoothie King drive thru on the east side of the property fronting Larkin Avenue and 

Land Use Summary 

 Land Use Comp Plan Zoning 

Subject Parcel Commercial Commercial B2 

North ComEd & 
Commercial 

Community 
Facilities/Commercial NA/B3 

South Commercial Commercial B3 Joliet 

East Commercial Local Commercial B2/B3 

West ComEd Comm Facilities NA 

 

 

Project Details 

Project Hillcrest Shopping 
Center 

Request PUD & Special Use  

Location NWC Theodore & 
Larkin 

Site Details 

Building Sizes +/- 8,000 SF and 1,460 
SF  

Existing Zoning  B-2 General Business 
District 
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proposed as a new end-cap unit next to Stella’s Place in the 800 building.  Both projects are identified 
more specifically in the accompanying plans submitted by the applicant. 
 

Background 

The Hillcrest Shopping Center was originally constructed/opened in 1959.  At the time, tenants in this 
center included Goldblatt’s, Boston Store, Jewel Walgreens, Richman Bros and SS Kresge.  The 
center also once housed a movie theater and a Service Merchandise retail store.  Current anchor 
tenants on property include a Food 4 Less and Harbor Freight Tools.  

As mentioned earlier, this PUD proposal includes two (2) projects.  The first project is the construction 
of a new free-standing commercial building for the relocation of the Armed Services recruiting offices.  
The second project is a new building addition for a Smoothie King with a drive thru window on the 
south side of the 800 building (next to Stella’s Place).  The drive thru window requires a special use 
permit review as part of the development application process.  Site plan(s), building elevation(s) and 
civil engineering plans have been submitted for the Plan Commission’s review and reference 
purposes.   

 
The Hillcrest Shopping Center PUD was previously before the City Council on July 25, 2022 for 
a Work Session to discuss the Conceptual Plan submittal and obtain direction from the City 
Council.  At that meeting, discussion topics included parking, site circulation and signage at the 
shopping center.  The consensus of the City Council was positive and the petition was referred 
to the Plan Commission for review, public hearing and a recommendation on the project.   
 
Other pertinent information concerning the PUD and special use proposals for Hillcrest 
Shopping Center include the following: 
 

• A new free-standing commercial building of 8,000 SF for the relocation of the Armed Services 
recruiting offices with another 1,250 SF remaining available for a future retail use.  

• The Armed Services recruiting office has been at the center since 1997.  Due to the size 
of each recruiting office and the upgraded security requirements by the Army Corps. of 
Engineers, their current space does not meet the new standards. An upgrade to their 
facility is required or they will be required to move away from the center.  

• The second project is a new commercial building addition for a 1,500 SF Smoothie King with a 
drive thru window on the south side of the 800 building (next to Stella’s Place).   

• The drive thru window requires a special use permit review as part of the development 
application process.  The Smoothie King will only operate as a drive thru and will not have any 
in-store customer service available at this time.  No outdoor seating will be provided either.  

• The shopping center consists of 240,000 SF of retail/commercial space and has approximately 
1,680 off-street parking spaces. 
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Staff Analysis 
 
Off-Street Parking 
As discussed earlier, there are approximately 1,680 parking spaces currently located at the 
shopping center.  The current proposal for the new Armed Service recruiting center and Smoothie 
King addition will result in approximately 90 parking spaces being lost as a result of the new PUD 
proposals.  60 spaces will be lost with the construction of the Armed Services center and 30 
spaces will be lost with the construction of the Smoothie King. 
 
In review of the City’s off-street parking requirements, General Business parking is calculated at 
a ratio of one parking space for every 200 SF of floor area.  When calculated for the entirety of 
the shopping center, a total of 1,200 parking spaces are required and approximately 1,590 spaces 
are provided.   
 
A few other relevant points related to on-site parking are as follows: 
 

• Parking space and drive aisle restriping will be required as part of the necessary site 
improvements around each new commercial building. 

• A landscape island has been provided and is located parallel to the Smoothie King drive 
thru lane to separate customers and other users for safer vehicle circulation in and around 
the site.  

• Two (2) new handicapped accessible parking spaces are being provided directly adjacent 
to and in front of the Armed Services recruiting center.  

• On-going site visits at the shopping center by staff indicate that there are currently a 
surplus of parking spaces in the proposed project areas at varying times throughout the 
day.  As a result, an initial review of the parking would indicate that the loss of parking 
spaces will be negligible and should not adversely impact the availability of on-site parking 
at the shopping center.  

 
Building Elevations 

• The Armed Services recruitment center building facades will be comprised of split faced 
concrete block, insulated aluminum frame windows/doors and EIFS fascia and soffit. 

• The building elevation for Smoothie King are also comprised of similar split faced concrete 
block, insulated aluminum frame windows/doors and EIFS fascia and soffit.   

• All proposed building facades will need to comply with Section 8.7-2 Building Facades of 
the Development Standards which states:  a minimum of 20% of the  four (4) sided building 
architecture (façades) shall be comprised of masonry.  

 
Site Improvements  
Although not specifically noted in the application materials, several exterior  
site improvements are being constructed as part of this PUD project including the following: 
 

• The relocation of a sanitary sewer line and water line around the building footprint of the 
Armed Services recruitment center. 
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• The relocation of a storm sewer and catch basins around the building footprint of the new 
Smoothie King building addition.  The new storm sewer and catch basins will be under 
pavement and will be located in an east-west direction in the area of the proposed drive thru 
lane. 
 

 
CONCLUSION: 
 
Staff has reviewed the submittal from A&R Katz for the Hillcrest Shopping Center PUD and special use 
proposals and has determined that the information provided addresses the concerns related to off-
street parking, vehicular site circulation, utilities and other site conditions.  The new commercial building 
proposals will help retain an existing, long-standing tenant and also add a new fast casual tenant to 
increase customer trips and enhance the marketability of the shopping center.  Additional new 
customers will visit the shopping center and shop at local retail stores, restaurants and other service 
related uses in and around the center and commercial corridor. 
 
As such, staff has reviewed the accompanying petition and is recommending approval of the 
PUD and special use request.  This recommendation includes the six (6) conditions provided 
below and is also subject to the accompanying Findings of Fact (attached and prepared by 
A&R Katz). 
 
If the Commission is prepared to make a recommendation, I would ask that you make a 
recommendation to approve the request subject to the accompanying conditions and 
PUD/special use standards.  
 

1. Requisite parking stalls shall be restriped for on-site parking spaces immediately 
around each new building/project. 
 

2. Trash/recycling receptables shall either be screened and gated in accordance with the 
Crest Hill Zoning Ordinance or stored inside the building. 
 

3. Building Facades shall comply with Section 8.7-2 Building Facades of the 
Development Standards which states:  a minimum of 20% of the total four (4) 
sided architecture (façade) shall be comprised of masonry.  

 
4. All sign proposals shall comply with applicable sign code regulations of the Crest Hill 

Zoning Code. 
 

5. Building permit approvals shall be subject to final civil engineering and landscape 
plan approvals. 

 
6. Compliance with Plans:  The development, maintenance, and operation of the 

Property shall be in substantial compliance with the plans and documents as 
submitted, except for minor changes approved by the Community & Economic 
Development Director. 
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Please contact me if you have any questions.  I hope that this information is helpful. 
 
Respectfully Submitted, 
 

 
_____________________________ 
Tony Budzikowski, AICP 
Community & Economic Development Director  
 
Encl. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

FUTURE LAND USE MAP-COMP PLAN 2014 
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CITY OF CREST HILL 

1610 Plainfield Road 
Crest Hill, IL 60403 

815-741-5100
cityofcresthill.com

August 24, 2022 

<INSERT NAME> 

<INSERT ADDRESS> 

<INSERT CITY, STATE, ZIP> 

Dear <Insert> 

Joliet Hillcrest Shopping Center, LLC will appear before the City of Crest Hill 
Plan Commission for a Planned Unit Development (PUD) and special use 
request for two (2) development projects which are as follows:  1) a new free-
standing building of 8,000 S.F. to the west of La Chicanita Bakery for the 
relocation of the Armed Services recruiting offices and a 1,250 S.F. retail 
space and 2) a 1,460 S.F. addition for a Smoothie King with a special use for 
a drive thru window on the south side of the 800 building next to Stella’s 
Place.  The 26-acre property is zoned B-2 General Business District, consists 
of 240,000 S.F. of retail/commercial space and has approximately 1,680 off-
street parking spaces.  

The Plan Commission will hold a public hearing on the application on 
September 14, 2022 at 7:00 p.m. at the City of Crest Hill Municipal Building, 
in the City Council Chambers, 1610 Plainfield Road, at which time you may 
express your views in person.  A copy of the application material describing 
the request is available at the City of Crest Hill. 

If you have any questions regarding the request, please feel free to contact 
me at 815-741-5107 or via email at tbudzikowski@cityofcresthill.com.  

Sincerely, 

Tony Budzikowski, AICP 
Community & Economic  
 Development Director 

mailto:tbudzikowski@cityofcresthill.com


NOTICE OF PUBLIC HEARING 
CITY OF CREST HILL 

Notice is hereby given that the Crest Hill Plan Commission will hold a public hearing on Wednesday, 
September 14, 2022 at 7:00 p.m. in the City Building, 1610 Plainfield Road, Crest Hill, Illinois to hear Case 
No. PUD-22-2-9-2, a petition from Joliet Hillcrest Shopping Center, LLC for a Planned Unit Development 
(PUD) and special use request for two (2) development  projects which area as follows:  1) a new free-standing 
building  of 8,000 S.F. to the west of La Chicanita Bakery for the relocation of the Armed Services recruiting 
offices and a 1,250 S.F. retail space and 2) a 1,460 S.F. addition for a Smoothie King with a special use for a 
drive thru window on the south side of the 800 building next to Stella’s Place.  The 26-acre property is zoned B-
2 General Business District, consists of 240,000 S.F. of retail/commercial space and has approximately 1,680 
off-street parking spaces.  

PERMANENT INDEX NO: 11-04-31-404-012 

LEGAL DESCRIPTION: 
TRACT 1 THAT PRT OF THE W1/2 OF THE SE1/4 OF SEC. 31, T36N-R10E, DAF: COMM AT A FOUND PK NAIL 
AT THE S1/4 COR OF SD SEC. 31, ALSO BEING THE CENTERLINE OF THEODORE ST, & 1320.23 FT W OF 
SE1/4 COR OF THE W1/2 OF THE SE1/4 OF SEC. 31, & 1327.58 FT W OF THE INTERSECTION OF THE 
CENTERLINE OF RTE 23 (LARKIN AVE); THC N 89 DEG 33'26" E IN THE CENTERLINE OF THEODORE ST & 
THE SD S LN OF THE SE1/4, A DIST OF 300 FT; THC N 0 DEG 12'37" E PARL TO THE W LN OF THE SD SE1/4, 
A DIST OF 33 FT TO THE N'LY ROW LN OF THEODORE ST & THE POB; THC CONT N 0 DEG 12'37" E, IN THE 
E LN OF THE E 50 FT OF THE W 300 FT OF THE SE1/4 OF SEC. 31, OWNED BY CHICAGO TITLE & TRUST CO 
& DESC AS PARCEL 2 IN DOC. 755510, A DIST OF 830.38 FT TO A FOUND IRON PIN IN THE E'LY ROW LN 
OF THE E J & E RAILROAD RUNNING SW'LY & NE'LY THROUGH THE SD SE1/4; THC N 39 DEG 23'05" E IN 
THE S'LY ROW LN OF THE E J & E RR, A DIST OF 592.88 FT TO A FOUND PIPE, SD PIPE BEING 382.59 FT S 
OF THE INTERSECTION OF S'LY ROW LN OF THE E J & E RR & THE CENTERLINE OF US RTE 30 
(PLAINFIELD RD), ALSO BEING THE SW'LY COR OF PPTY DESC IN DOC. 817473 (A/K/A MAZZUCO 
CONSTRUCTION CO.); THC S 46 DEG 48'31" E IN THE S'LY LN OF MAZZUCCO CONSTRUCTION CO. PPTY, 
A DIST OF 129.12 FT; THC N 43 DEG 09'49" E IN THE E'LY LN OF SD MAZZUCCO PPTY A DIST OF 165.10 FT 
TO A FOUND PIPE; THC S 46 DEG 01'43" E IN THE S'LY LN OF PPTY OWNED BY JLP REALITY PER DOC. 
R92-100583, A DIST OF 71.56 FT (M), 70 FT (R) FT TO A FOUND IRON PIN BEING THE SE'LY COR OF SD JLP 
REALITY PPTY; THC N 43 DEG 57'20" E IN THE E'LY LN OF SD JLP REALITY PPTY A DIST OF 117.73 FT (M), 
117.80 (R); THC N 46 DEG 50'10" W, A DIST OF 20 FT; THC N 43 DEG 57'20" E, A DIST OF 50 FT TO THE S'LY 
ROW LN OF US RTE 30 (PLAINFIELD RD); THC S 46 DEG 50'10" E IN THE SD S'LY ROW LN, A DIST OF 150 
FT; THC N 44 DEG 02'00" E, A DIST OF 5 FT IN THE SD S'LY, ROW LN; THC S 45 DEG 14'37" E IN THE S'LY 
ROW LN OF RTE 30 (PLAINFIELD RD), A DIST OF 194.48 FT TO THE INTERSECTION WITH THE W'LY ROW 
LN OF RTE 23 (LARKIN AVE), SD INTERSECTION BEING 50 FT LEFT OF THE CENTERLINE STATIONING 
ALG PLAINFIELD RD AT STATION 207 + 64.72; THC S'LY IN THE W'LY ROW LN OF RTE 23 (LARKIN AVE) 
TO A PT BEING S 0 DEG 09'26" W, A DIST OF 198.62 FT TO A PT BEING 63.32 FT LEFT OF THE CENTERLINE 
OF RTE 23 (LARKINAVE) AT STATION 642 + 20.00; THC S'LY IN THE SD W'LY ROW LN S 04 DEG 47'12" W, A 
DIST OF 371.73 FT TO A PT OF BEING 70 FT LEFT OF THE CENTERLINE OF RTE 23 (LARKIN AVE) AT 
STATION 638 + 59.00; THC S'LY IN THE SD W'LY ROW LN S 0 DEG 09'26" W, A DIST OF 94 FT TO A PT 
BEING 70 FT LEFT TO THE CENTERLINE OF RTE 23 (LARKIN AVE) AT STATION 637 + 65; THC S'LY IN THE 
SD W'LY ROW LN S 03 DEG 25'40" W, A DIST OF 175.29 FT TO A PT BEING 80 FT LEFT OF THE CENTERLINE 
OF RTE 23 (LARKIN AVE) AT STATION 635 + 90.00; THC S'LY IN THE SAID W'LY ROW LN S 0 DEG 09'57" W, 
A DIST OF 295.53 FT (PREVIOULSY RECORDED AS S 0 DEG 09'26" W, A DIST OF 295 FT TO A PT BEING 80 
FT LEFT OF THE CENTERLINE OF RTE 23 (LARKIN AVE) AT STATION 632 + 95.00; THC SW'LY IN THE SD 
W'LY ROW LN S 60 DEG 04'24" W, A DIST OF 58.02 FT (PERVIOUSLY RECORDED AS S 59 DEG 38'44" W 58.32 
FT) TO A PT IN THE N'LY ROW LN OF THEODORE ST, SD PT BEING 33 LEFT MEASURED AT RIGHT 
ANGLES TO THE CENTERLINE OF THEODORE ST AT STATION 35 + 71.08; THC W'LY PARL TO & 33 FT 
DIST FROM THE CENTERLINE OF THEODORE ST IN THE N'LY ROW LN OF THEODORE ST S 89 DEG 33'26" 
W, A DIST OF 897.21 FT TO THE POB: (EX A PARCEL OWNED BY THE CITY OF CREST HILL PER R69-019501 
DAF: THAT PRT OF THE W1/2 OF THE SE1/4 OF SEC. 31, T36N-R10E, DAF: COMM AT A PT ON THE S LN OF 
SD SEC. 31 AT ITS PT OF INTERSECTION WITH THE E LN OF THE CHICAGO TITLE & TRUST CO. PPTY PER 



DOC. 755510; THC N'LY ALG THE SDE LN OF THE CHICAGO TITLE & TRUST CO PPTY, 863.19 FT TO A PT 
IN THE E'LY ROW LN OF THE E J & E RAILWAY CO, THC N 39 DEG 23'05" W 491.08 FT; THC SE'LY ALG A 
LN FORMING A RIGHT ANGLE TO THE LAST DESC LN 40 FT FOR A POB; THC NE'LY ALG A LN PARL TO 
THE E'LY ROW LN OF E J & E RAILWAY CO, 54.57 FT; THC SE'LY ALG A LN FORMING A RIGHT ANGLE TO 
THE LAST DESC LN, 97.31 FT TO A PT; THC SW'LY ALG A LN PARL WITH THE SD E'LY ROW LN OF SD 
RAILROAD CO, 54.57 FT TO A PT; THC NW'LY ALG A LN FORMING A RIGHT ANLGE TO THE LAST DESC 
LN, 97.31 FT TO THE POB, ALSO (EX OUT PARCEL 2: THAT PRT OF THE W1/2 OF THE SE1/4 OF SEC. 31, 
T36N-R10E, DAF: COMM AT THE SE COR OF THE W1/2 OF THE SE1/4 OF SD SEC. 31; THC S 89 DEG 33'26" W 
ALG THE S LN OF THE W1/2 OF THE SE1/4 OF SD SEC. 31, A DIST OF 122.56 FT; THC N 0 DEG 26'34" W AT 
RIGHT AGLES TO LAST DESC LN, A DIST OF 33 FT; THC N 59 DEG 38'44" E A DIST OF 58.32 FT TO A PT 80 
FT LEFT OF STATION 632 + 95 ON THE SURVEYED CENTERLINE OF RTE 23 (LARKIN AVE); THC N 0 DEG 
09'26" E, A DIST OF 295 FT ALG A LN PARL WITH AND 80 FT NORMAL DIST W'LY FROM THE SURVEYED 
CENTERLINE OF RTE 23 (LARKIN AVE) TO A PT 80 FT LEFT OF STATION 635 + 90; THC N 03 DEG 25'40" E, 
A DIST OF 175.29 FT TO A PT 70 FT LEFT OF STATION 637 + 65; THC N 0 DEG 09'26" E ALG A LN WHICH IS 
PARL WITH THE CENTERLINE OF SD LARKIN AVE, A DIST OF 77 FT TO THE POB, SD PT BEING ON THE 
W'LY ROW LN OF SD LARKIN AVE AS DEEDED TO IDOT PER R74-002851; THC CONT N 00 DEG 09'26" E, 
ALG SD PARL LN & SD W'LY ROW LN OF LARKIN AVE, A DIST OF 17 FT TO A PT 70 FT LEFT OF STATION 
638 + 59; THC N 04 DEG 47'12" E ALG THE W'LY LN OF SD LARKIN AVE, A DIST OF 158.19 FT; THC S 88 DEG 
49'10" W, A DIST OF 142.37 FT; THC S 13 DEG 30'00" W, A DIST OF 167.75 FT TO A PT OF CURVATURE; THC 
S'LY ALG AN ARC OF A CIR, CONVEX TO THE SW, HAVING A RADIUS OF 10 FT, THE CHORD THEREOF 
HAVING A BEARING OF S 38 DEG 50'30" E, & A LENGTH OF 15.83 FT, AN ARC DIST OF 18.27 FT TO A PT OF 
TANGENCY; THC N 88 DEG 38'48" E, A DIST OF 158.36 FT TO THE POB), & ALSO (EX OUT PARCEL 3; THAT 
PRT OF THE W1/2 OF THE SE1/4 OF SEC. 31, T36N-R10E, DAF: COMM AT THE SE COR OF THE SD W1/2; THC 
S 89 DEG 33'26" W ALG THE S LN OF SD SW1/4, ALSO BEING THE CENTERLINE OF THEODORE ST 361.72 
FT; THC N 0 DEG 26'34" W, 33 FT TO THE N'LY ROW OF THEODORE ST; THC CONT N 0 DEG 26'34" W, 75.54 
FT TO THE POB; THC S 89 DEG 33'26" W PARL WITH THE S LN OF SD SE1/4 137 FT; THC N 0 DEG 26'34" W 86 
FT; THC N 89 DEG 33'26" E 137 FT; THC S 0 DEG 26'34' E 86 FT TO THE POB), & ALSO (EX THAT PRT TAKEN 
FOR RD PURPOSES (RTE 30) PER R2000-057357). REM/CONS PER PET#2005-203 NDA: 
 
All persons in attendance at the hearing shall have an opportunity to be heard.  Any person who also wishes to 
appear as an “interested party” with the right to cross-examine others at the hearing must complete and file an 
appearance with the City Clerk no later than (three business days before the date of the hearing).  Appearance 
forms are available from the City Clerk during regular business hours.  
 
Dated this day of August 24, 2022  
Christine Vershay-Hall, City Clerk 
Jan Plettau, Plan Commission Chairman 
August 24, 2022  
_______________________________________________________________________ 
PLEASE PUBLISH THE ABOVE NOTICE IN THE LEGAL/PUBLIC NOTICE SECTION OF THE JOLIET 
HERALD NEWS ON MONDAY, AUGUST 29, 2022 AND SEND THE BILL FOR THE PUBLICATION TO: 
 
Joliet Hillcrest Shopping Center 
c/o Abe Katz 
3175 Commercial Avenue, Suite 100 
Northbrook, IL  60062 
 
PLEASE CONTACT THE PERSON (S) LISTED ABOVE FOR PAYMENT OF THIS NOTICE: 
 
 
e-mail to publicnotice@theheraldnews.com 
for publication in the Joliet Herald News 
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