
           
#2015-60  176 W. Terra Cotta Ave (Container 
International)–Variation 
Project Review for Planning and Zoning Commission 
     

 
Meeting Date:  December 2, 2015 
 
Request: 1) Variation from Article 3-200(B)(6) the minimum interior side 

yard setback requirement to allow a 4.5-foot encroachment, and  
 2) Variation from Article 4-400(F)(5) the general landscape buffer 

requirement to allow a 29.5-foot encroachment for a principal 
structure addition. 

 
Location: 176 W. Terra Cotta Ave 
 
Acreage: 6.22 acres 
 
Existing Zoning: M (Manufacturing) 
 
Surrounding Properties: North: Union Pacific ROW and R-1 PUD (Single-Family 

Residential Planned Unit Development) 
South: R-3B PUD (Multi-Family Residential Planned Unit 

Development) and R-3A (Two-Family Residential) 
 East: M (Manufacturing) 
 West: O (Office) 

  
Staff Contact:   Kathryn Cowlin (815.356.3798) 
________________________________________________________________________ 
 
Background:    

• Existing Use:  The property is currently improved with a 79,290 square foot industrial 
building. There are currently two tenants in the building. Brew & Grow is a homebrew 
beer company and occupies a portion of the building. The petitioner, Container 
International, currently uses the remaining portion of the building for storage. 

• Background:  Container International is an injection molding company. They currently 
operate out of two facilities, Crystal Lake and Palatine. Container International is 
purchasing the property and will relocate their entire operations to Crystal Lake.  

Development Analysis:  
General 

• Request: The petitioner is requesting variations to allow a 4.5-foot encroachment into the 
15-foot interior side yard setback and a 29.5-foot encroachment into the 40-foot general 
landscape buffer requirement between two zoning districts for an addition to the building. 

• UDO Requirements:  
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o The interior yard setback requirement for the manufacturing zoning district is 15 
feet.  

o The general buffer requirement for manufacturing zoning adjacent to office 
zoning is 40 feet. 

o The general buffer requirement includes the following plantings: 4 evergreen trees 
+ 2 overstory deciduous tree + 4 understory trees + 16 shrubs. 

• Land Use:  The land use map shows the area as Industrial.  This land use designation is 
appropriate for this use. 

• Zoning:  The site is zoned M- Manufacturing.   

Existing Conditions 
• Currently there is a natural growth landscaping buffer between the subject property and 

the office zoned properties to the west. 
• The natural growth appears to consist of a mix of low quality trees and undergrowth. 
• A number of the existing trees will be removed to accommodate the addition. The 

petitioner will be required to mitigate theses trees in conjunction with the tree 
preservation ordinance requirements. 

 
 

Existing landscape buffer 
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Site Layout 
• The proposed addition is 26,125 square feet, making the total square footage of the 

building 105,415 square feet. 
• The proposed addition is 10.5 feet from the west property line. 
• The proposed second parking lot meets UDO standards. 
• The UDO allows the proposed silos to be up to 55 feet in height. 
• The silos will hold the plastic pellets that are used for the injection molding process. 

 
 

2030 Comprehensive Land Use Plan Review:  
The Comprehensive Plan designates the subject property as Industry, which allows for existing 
and future manufacturing uses.   
 
This project meets the following goal: 
 
Land Use - Industry 
Goal: Support manufacturing uses within the community which contribute to the regional 
and local economy and Crystal Lake’s live, work, play philosophy. 
 
This can be accomplished with the following supporting action: 

Existing parking 

Proposed addition 
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Supporting Action: Expand and attract manufacturing users which provide jobs, services, and 
products strengthening the City’s economy. 
 

ZONING ORDINANCE VARIATION 
Findings of Fact: 

The petitioner is requesting a variation from Article 3-200(B)(6) and Article 4-400(F)(5) from 
the minimum interior side yard setback requirement to allow a 4.5-foot encroachment and the 
general landscape buffer requirement to allow a 29.5-foot encroachment for a principal structure 
addition. The Unified Development Ordinance lists specific standards for the review and 
approval of a variation.  The granting of a variation rests upon the applicant proving practical 
difficulty or hardship caused by the Ordinance requirements as they relate to the property.  To be 
considered a zoning hardship, the specific zoning requirements; setbacks, lot width and lot area 
must create a unique situation on this property.  It is the responsibility of the petitioner to prove 
hardship at the Planning and Zoning Commission public hearing. 
 
Standards 
When evidence in a specific case shows conclusively that literal enforcement of any provision of 
this Ordinance would result in a practical difficulty or particular hardship because: 

a. The plight of the property owner is due to unique circumstances, such as, unusual 
surroundings or conditions of the property involved, or by reason of exceptional 
narrowness, shallowness or shape of a zoning lot, or because of unique topography, or 
underground conditions.  

 Meets   Does not meet 
 

b. Also, that the variation, if granted, will not alter the essential character of the locality. 

 Meets   Does not meet 
 
 
For the purposes of supplementing the above standards, the Commission may take into 
consideration the extent to which the following facts favorable to the application have been 
established by the evidence presented at the public hearing: 

a. That the conditions upon which the application for variation is based would not be 
applicable generally to other property within the same zoning classification; 

 Meets   Does not meet 
 

b. That the alleged difficulty or hardship has not been created by any person presently 
having interest in the property; 

 Meets   Does not meet 
 

c. That the granting of the variation will not be detrimental to the public welfare or 
injurious to other property or improvements in the neighborhood in which the property 
is located; or 

 Meets   Does not meet 
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d. That the proposed variation will not impair an adequate supply of light or air to 
adjacent property, will not unreasonably diminish or impair the property values of 
adjacent property, will not unreasonably increase congestion in the public streets, 
substantially increase the danger of fire or otherwise endanger public safety. 

 Meets   Does not meet 
 

Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variation be denied.   
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, it should be with the 
following conditions: 
 
1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 
A. Application (Brandt, received 11/13/15, dated 11/13/15) 
B. Preliminary Site Plan (Harris Architects, Inc., received 11/12/15, dated 10/29/15) 
C. Preliminary Landscape Plan (McCallum Associates, received 11/12/15, dated 10/29/15) 

 
2. The proposed storage silos cannot exceed 55 feet in height. 

 
3. The building addition shall be constructed using building materials that complement the 

existing structure in style and color, to be reviewed and approved by Staff. 
 

4. The petitioner shall work with Staff to address the stormwater requirements. 
 

5. The petitioner will work with Staff to save as many of the existing trees as possible to serve 
as the landscape buffer. 

 
6. The petitioner shall comply with the Tree Preservation Ordinance requirements for replacing 

any trees that are removed for this project. 
 

7. The petitioner shall address all of the review comments and requirements of the Community 
Development, Public Works, Police and Fire Departments. 
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