
#2015-67 First Midwest Bank –Minor Subdivision 
and Variation 
Project Review for Planning and Zoning Commission 

 
 
Meeting Date: February 3, 2016 
 
Requests: 1) Minor Final Plat of Subdivision and 
 2) A variation from Article 3-300(D) from the requirement 

that a lot shall abut a public or private street. 
  
Location: 170 N. Route 31 
 
Acreage: Approximately 4.3 acres 
 
Zoning: B-2 (General Commercial) 
 
Surrounding Properties: North: B-2 (General Commercial)  
 South: County R-1 (Single-Family Residential) 

East: B-2 PUD (General Commercial Planned Unit 
Development) 

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

 
Staff Contact: Kathryn Cowlin (815.356.3615) 
 
 
Background:    

• Existing Use:  The subject property is currently one zoning lot and is occupied by First 
Midwest Bank. 

• Previous Approvals:  The subject property was granted a special use permit in 1993 for a 
drive-through banking facility and to allow an illuminated sign adjacent to residential 
property. A special use permit amendment was granted in 1995 to allow the relocation of 
the employee parking and to allow for future parking where the employee parking lot was 
previously located. 

• UDO Requirements: A minor subdivision is allowable provided that the land (i) is a 
subdivision of land into no more than 10 lots and (ii) is comprised of one phase only. 
Article 3-300(D) of the Unified Development Ordinance (UDO) requires that all lots abut 
a public or private street.  

 
Development Analysis:  

• Request: The petitioner is requesting a minor subdivision and a variation from Article 3-
300(D) to allow a lot to not be abutting a public or private street. 

• Land Use:  The land use map shows the area as Commerce.  This land use designation is 
appropriate for the area. 
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• Zoning: The site is zoned B-2 (General Commercial).  This is an appropriate zoning 
designation for the area. 

 

Comprehensive Land Use Plan 2030 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for 
existing and future commercial uses.  The following goal is applicable to this request: 
 
Land Use - Commerce 
Goal: Maintain a dynamic and sustainable base of commercial uses that provides a solid tax 
base, goods, services and jobs to the city, as well as, the surrounding region through 
coordination in the Unified Development Ordinance, Comprehensive Land Use Plan and 
Economic Development Strategic Plan. 
 
This can be accomplished with the following supporting action: 
Supporting Action: Promote, retain and attract businesses that provide a diverse tax base. 
 

MINOR FINAL PLAT OF SUBDIVISION 
Findings of Fact: 

The petitioner is requesting Final Plat approval for a Minor Subdivision.  The subdivision is 
creating two lots, one for First Midwest Bank and one to be sold to a new user.  Both lots meet 
the requirements for the B-2 zoning district.  A shared-access point has been planned from Route 
31.  An ingress/egress easement has been created over this shared access drive.   
 
 
Findings of Fact: 
ZONING ORDINANCE VARIATION 
The petitioner is requesting a variation from Article 3-300(D) from the requirement that a lot 
abut a public or private street. 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 
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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 
 

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 is made to recommend approval of the petitioner’s request, the following conditions 
are recommended: 
 
1. Approved plans, to reflect staff and advisory board comments, as approved by the City 

Council: 
A. Application (received 12/22/15) 
B. Plat of Subdivision (Joseph A. Schudt & Associates, received 1/20/16) 
C. Plat of Survey (Joseph A. Schudt & Associates, received 12/22/15) 

 
2. Minor Final Plat 

A. The drainage easement shall be removed as all stormwater is handled on site. 
B. An exclusive 20-foot Municipal Utility Easement along the north property line over lot 2 

onto lot 1 and extending into lot 1, including a location for a fire hydrant on lot 1, must 
be dedicated as part of this plat.  

C. The petitioner agrees to a Municipal Utility Maintenance Agreement with the City and 
will record the document. 

D. A private utility easement on lot 2 must be dedicated for the benefit of lot 1. 
 

 3.  The petitioner shall comply with all of the requirements of the Community Development, Fire 
Rescue, Police and Public Works Departments. 
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RETURN TO:

An easement is hereby reserved for and granted to

for and granted to:
with electric and communications service is hereby reserved
An easement for serving the subdivision and other property

and the

Vice Chairperson
Attest:                                                                

STATE OF ILLINOIS
MCHENRY COUNTY 

By:                                                                     
Chairperson

PLAN COMMISSION APPROVAL

CITY COUNCIL APPROVAL

MCHENRY COUNTY 
STATE OF ILLINOIS

City Clerk
ATTEST:                                                  

BY:                                                  
President

SURVEYOR'S CERTIFICATE
STATE OF ILLINOIS
WILL COUNTY 

)
) ss.

MUNICIPAL UTILITY EASEMENTS



I further certify that I have subdivided the same into lots as shown on the  hereon drawn plat.  This
plat correctly represents said survey and subdivision in every detail.  Monuments shown in place
and located.

Property contains 4.379 Acres, more or less.

I do further state that:

1.  I have examined Community Panel Numbers 17111CO335 J effective November 16, 2006,
    as issued by the Federal Emergency Management Agency with reference to the above named
    tract, and find the property to be in Zone X, which is an area determined to be outside 500-year
    floodplain.

2.  This subdivision is within the limits of the City of Crystal Lake, Illinois.

3.  All lot corners and points of curvature have been monumented according to the
     Plat Act as amended.

4.  All distances are shown in feet and decimal parts thereof.

     Given under my Hand and Seal at Mokena, Illinois,

                                                                                              , A.D. 2016.
       JOSEPH A. SCHUDT & ASSOCIATES (184-OO1172)
       9455 Enterprise Drive
       Mokena, IL., 60448
       Phone: 708-720-1000

BY: _________________________________________________
        Illinois Professional Land Surveyor No. 3152 (exp 11-30-16)

BEING A RESUBDIVISION OF LOT 1 IN PARK CENTER BEING A SUBDIVISION IN THE SOUTHWEST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF
THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED JULY 31, 1987 AS DOCUMENT 996752, IN MCHENRY COUNTY, ILLINOIS

Mail Future Tax Bills To:
FIRST MIDWEST BANK
ONE PIERCE PLACE, SUITE 1500
ITASCA, ILLINOIS  60143

This is to state that I, D. WARREN OPPERMAN, Illinois Professional Land Surveyor No. 3152, have
surveyed the property described in the above caption and more particularly described as follows:

Permanent Index Number: 14-34-326-016-0000

SS
)
)

SS.
)
)

SS)
)

Owner or Attorney                                       

               Engineer                                       

MCHENRY COUNTY 
STATE OF ILLINOIS
SURFACE WATER DRAINAGE CERTIFICATE

To the best of our knowledge and belief the drainage of surface waters will not be changed by
the construction of such subdivision or any part thereof, or, that if such surface water drainage
will be changed, reasonable provisions have been made for the collection and discharge of
surface waters into public or private areas and/or drains which the subdivider has the right to
use, and that such surface waters will be planned for in accordance with generally accepted
engineering practices so as to reduce the likelihood of substantive damage to adjoining
property because of the construction of the subdivision.

dated this               day of                                                  2016.

12-18-15

PROFESSIONAL
LAND

SURVEYOR
STATE OF

ILLINOIS

3152

D
.

 W
ARREN  OPPERM

A
N

LOT 1 IN PARK CENTER BEING A SUBDIVISION IN THE SOUTHWEST 1/4 OF SECTION 34,
TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE
PLAT THEREOF RECORDED JULY 31, 1987 AS DOCUMENT 996752, IN MCHENRY COUNTY, ILLINOIS

Approved by the City of the Plan Commission of the City of Crystal Lake, Mchenry County, Illinois, at a
meeting held on         day of                                        , A.D. 2016.

Approved by the President and Board of Trustees of the City of Crystal Lake, Mchenry County,
Illinois, at a meeting held on         day of                                         , A.D. 2016.
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their respective successors and assigns, jointly and severally, to install, operate, maintain and
remove, from time to time, facilities used in connection with underground transmission and
distribution of electricity and sounds and signals in, under, across, along and upon the surface of the
property shown within the dashed lines on the plat and marked "Easement", the property designated
in the Declaration of Condominium and/or on this plat as "Common Elements", and the property
designated on the plat as "Common area or areas", and the property designated on the plat for
streets and alleys, whether public or private, together with the right to install required service
connections under the surface of each lot and common area or areas to serve improvements
thereon, or on adjacent lots, and common area or areas, the right to cut, trim or remove trees,
bushes and roots as may be reasonably required incident to the rights herein given, and the right to
enter upon the subdivided property for all such purposes.  Obstructions shall not be placed over
grantees' facilities or in, upon or over the property within the dashed lines marked "Easement"
without the prior written consent of grantees.  After installation of any such facilities, the grade of the
subdivided property shall not be altered in a manner so as to interfere with the proper operation and
maintenance thereof.

The term "Common Elements" shall have that meaning set forth for such term in Section 2(e)
of "An act in relation to condominiums" (Illinois Revised Statutes, Ch. 30, par. 302(e), as amended
from time to time.

The term "common area or areas" is defined as a lot, parcel or area of real property, the
beneficial use and enjoyment of which is reserved in whole as an appurtenance to the separately
owned lots, parcels or areas within the planned development, even though such areas may be
otherwise designated on the plat by terms such as, "outlots", "common  elements", "open space",
"open area", "common ground", "parking and common area". The terms "common area or areas"
and "Common Elements" includes real property surfaced with interior driveways and walkways, but
excludes real property physically occupied by a building, Service Business District or structures such
as a pool or retention pond, or mechanical equipment.

Relocation of facilities will be done by Grantees at cost of Grantor/Lot Owner, upon written
request.

are hereby reserved for and granted to the City of Crystal Lake, Illinois, its successors, and
assignees for watermain, sanitary sewer, storm drainage to install, maintain, replace or remove in,
over, or under all easements so designated on the hereon drawn plat of Crystal Lake Subdivision.

its respective successors and assigns ("NI-COR") to install, operate,  maintain, repair, replace
and remove, facilities used in connection with the   transmission and distribution of natural gas in,
over, under, across, along  and upon the surface of the property shown on this plat marked
"Easement,"  "Common Area or Areas" and streets and alleys, whether public or private,  and the
property designated in the Declaration of Condominium and/or on  this plat as "Common
Elements," together with the right to install required  service connections over or under the
surface of each lot and Common Area  or Areas to serve improvements thereon, or on adjacent
lots, and Common  Area or Areas, and to serve other property, adjacent or otherwise, and the
right to remove obstructions, including but not limited to, trees, bushes, roots  and fences, as
may be reasonably required incident to the rights herein  given, and the right to enter upon the
property for all such purposes.   Obstructions shall not be placed over NI-COR facilities or in,
upon or over the  property identified on this plat for utility purposes without the prior written
consent of NI-COR.  After installation of any such facilities, the grade of the  property shall not be
altered in a manner so as to interfere with the proper  operation and maintenance thereof.

The term "Common Elements" shall have that meaning set forth for such  term in Section
605/2(e) of the "Condominium Property Act" (Illinois  Compiled Statutes, Ch. 765, Sec. 605/2(e) )
as amended from time to time. The term "Common Area or Areas" is defined as a lot, parcel or
area of real  property, including real property surfaced with interior driveways and walkways, the
beneficial use and enjoyment of which is reserved in whole as an appurtenance to the separately
owned lots, parcels or areas within the property, even though such areas may be designated on
this plat by other terms.
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LOT 1
BEING THE WEST 435.46 FEET OF LOT 1 IN PARK CENTER BEING A SUBDIVISION IN THE SOUTHWEST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST
OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED JULY 31, 1987 AS DOCUMENT 996752, IN MCHENRY COUNTY, ILLINOIS.
CONTAINNING: 108,900 SQ. FT., 2.50 ACRES, MORE OR LESS

LOT 2
LOT 1 EXCEPT THE WEST 435.46 FEET THEREOF IN PARK CENTER BEING A SUBDIVISION IN THE SOUTHWEST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH,
RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED JULY 31, 1987 AS DOCUMENT 996752, IN MCHENRY
COUNTY, ILLINOIS. CONTAINNING 82,194 SQ.FT., 1.887 ACRES, MORE OR LESS

     ITASCA, IL,  60143
     ONE PIERCE PLACE, SUITE 1500

                  My commission expires _________________________

                                 Notary Public      
                  _______________________________________________

_________________________ A.D. 2016.Given under my Hand and Notarial Seal this __________ day of

COUNTY DUPAGE )  SS.
STATE OF ILLINOIS )

                               NOTARY PUBLIC

          ATTEST: ______________________________________________

                      Title_____________________________
              BY: ______________________________________________

     FIRST MIDWEST BANK

Dated this __________ day of ____________________________ A.D. 2016.

COUNTY OF DUPAGE )  SS.
STATE OF ILLINOIS )

                             OWNERS CERTIFICATE

                      Title_____________________________

1-20-16

FIRST MIDWEST BANK, NA, A National Banking Association, does hereby certify that it is the Owner of
the hereon described property and that, it as such Owner, has caused said property to be surveyed and
subdivided with the dedications and easements as shown on the hereon drawn plat.

I, ____________________________________________, a Notary Public in and for said County in the State
aforesaid, do hereby certify that __________________________________, President and
__________________________________, Assistant Secretary, of First Midwest Bank, personally known to
me to be the same persons whose names are subscribed to the foregoing instrument, appeared before me
this day and acknowledged that they signed and delivered the foregoing instrument as their own free and
voluntary act and as the free and voluntary act of said corporation.

EASEMENT FOR INGRESS
 AND EGRESS

SEPTEMBER 16, 1994AS
DOCUMENT NO. 94R054327

10'x40' SIGN EASEMENT FOR
BENEFIT OF LOT 1 IN FMB

CRYSTAL LAKE SUBDIVISION

TEMPORARY CONSTRUCTION
EASEMENT RECORDED

AUGUST 18, 2011
AS DOCUMENT 33164

PROPOSED 20' PUBLIC UTILITY
AND DRAINAGE EASEMENT

PROPOSED 30' PUBLIC UTILITY
AND DRAINAGE EASEMENT

I,                          , County Clerk of McHenry County, Illinois, do hereby certify that there are
no delinquent general taxes, no unpaid current general taxes, no unpaid forfeited taxes, and no redeemable tax
sales against any of the land included in the annexed plat (MC-90-527)

Given under my hand and seal at Woodstock, McHenry County, Illinois this       day of                         , 2016 .

                                                            _______________________________________________

                                                                                          County Clerk

STATE OF ILLINOIS )
MCHENRY COUNTY) SS

COUNTY CLERK'S CERTIFICATE

This instrument filed for record in the Recorder's office of McHenry County, Illinois, on this ________day of
_________, 2016, A.D. at _____o'clock ___.M. and recorded as document number _________________.

________________________________
McHenry County Recorder

This Plat presented for recording by:

_________________________________________

STATE OF ILLINOIS )
MCHENRY COUNTY ) SS

RECORDER'S CERTIFICATE

NOTE:
THE MINIMUM SETBACK FOR BUILDING FOUNDATIONS IS 25 FEET FROM
THE EXISTING DRYWELLS LOCATED ON LOT 2.

NOTE:
ANY SIGN CONSTRUCTED IN THE 10'x40' SIGN EASEMENT AT THE
NORTHEAST CORNER OF LOT 2 FOR THE BENEFIT OF LOT 1 SHALL BE A
GROUND / MONUMENT SIGN LIMITED TO A MAXIMUM OF SIX (6) FOOT IN
HEIGHT ABOVE EXISTING GROUND ELEVATION.
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