
#2018-101 
Crystal Lake Express Car Wash –  
Preliminary/Final PUD and Rezoning upon Annexation 
Project Review for Planning and Zoning Commission 

 
 
Meeting Date:   March 6, 2019 
 
Request: 1. Preliminary/Final Planned Unit Development for a car 

wash. 
 2. Rezoning upon annexation of Parcels 6/7 to B-2 PUD. 
 
Location: 5720 & 5804 N. Route 31 
 
Acreage: 8.35 acres 
 
Zoning: B-2 PUD – General Commercial Planned Unit Development 
 McHenry County R1 – Single-Family Residential 
 
Requested Zoning: B-2 PUD – General Commercial Planned Unit Development 
 
Surrounding Properties: North: B-2 – General Commercial Planned Unit 

Development & McHenry County B-1 – 
Neighborhood Business  

 South: McHenry County R-1 – Single-Family Residential 
East: McHenry County R-1 – Single-Family Residential 
West: B-2 – General Commercial &  
 McHenry County R-1 – Single-Family Residential  

 
Staff Contact: Kathryn Cowlin (815.356.3798) 
______________________________________________________________________________ 
 
Background:    

 The subject property is made up of five vacant parcels and one unincorporated residential 
zoning lot. 

 The parcels located in the current city limits previously received zoning approval for a car 
dealership, which was not constructed. 

 The parcels to be annexed is currently a vacant house. 

 The City Council voted on a motion to approve the request at the November 06, 2018 
meeting. The motion failed due to questions regarding stormwater and noise. 

 The City Council granted a waiver of the one-year wait period for resubmittals at the 
November 20, 2018 meeting to allow the petitioner to resubmit and address the 
stormwater and noise concerns. 
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 Following the City Council meeting, the Mayor sent the McHenry County Board 
Chairman a letter sharing the existing flooding concerns of the neighbors. The 
McHenry County Planning & Development Department’s stormwater engineer has 
received the information regarding the flooding concerns.  

 A neighborhood meeting was held by the petitioner on January 14, 2019. During this 
meeting the neighbors expressed their top three concerns: traffic, noise and 
stormwater management. 

 The proposed plans were revised to meet the setback requirements, eliminate the sign 
variations/EMC sign and the detention basin was adjusted to have a capacity greater 
than what the code requires. 

Development Analysis:  
LAND USE/ZONING 

Car Wash lot 

 The site is currently zoned B-2 PUD General Commercial.  The petitioner is requesting 
Planned Unit Development approval for the proposed car wash. 

 The land use map shows the area as Commerce.  This is an appropriate land use designation 
for the proposed car wash.  

 Car washes are a limited use in the B-2 zoning district if all of the special criteria can be 
met. The proposed car wash meets the criteria and is before the Planning & Zoning 
Commission since the property is a Planned Unit Development. 

Rezoning upon Annexation lot 

 Below is a zoning map of the area, the property to be zoned upon annexation is outlined in 
yellow.  

 The requested zoning designation for the vacant residential parcels to be rezoned upon 
annexation is B-2 PUD. This is consistent with the adjacent property and the 
Comprehensive Plan. 

 

Car wash location 

Church 

Bank property 
Multi-tenant 
commercial 

Rezone upon annex 
to B-2 PUD 
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SITE LAYOUT 

 The building has a front yard setback of 80 feet, which meets the UDO standard. The site 
plan was revised to meet the ordinance after the October Planning & Zoning Commission 
meeting. 

 The rear yard setback is 317 feet and the drive-through payment canopy is located 
approximately 180 feet from the rear property line. 

 The car wash has the appropriate amount of stacking for the drive-through car wash. The 
UDO requires 5 stacking stalls and the proposed car wash has 7 stacking stalls per lane. 

 

TRAFFIC CIRCULATION 

 The entrance located across from Orchard Lane is a full access. This access will be shared 
with future development of the lots to the south. 

 A traffic study was completed and the following improvements were recommended: 

o Adding a dedicated right-turn lane on Route 31 at the proposed full access, 

o A separate left- and right-turn lane at the full access for outboard traffic, and 

o “Do Not Enter” signs where appropriate internally to discourage wrong-way traffic. 

 The petitioner has also illustrated a future right-in right-out across from Strong Road. This 
entrance will be incorporated into future development, but was requested at this time so all 
the work to be completed in the Route 31 right-of-way would be done at one time. 

 

PARKING 

 The parking lot has 2 accessible, 2 employee, 2 customer and 24 vacuum parking spaces.  
There is no interior retail portion to the carwash so no additional parking is provided.  

 

STORMWATER REVIEW 

 The petitioner is constructing a new stormwater detention basin that is much larger for the 
car wash portion of the site (150% larger) than the ordinance requires. Water from the site 
will go into the basin and infiltrate into the ground. 

 All portions of the development meet or exceed the City’s stormwater ordinance 
requirements.  

 

NOISE REPORT 

 The petitioner hired a sound expert to analyze the existing and future conditions of the area 
in relation to noise. The report concludes that for the residents to the east, the new ambient 
noise would be less than the existing conditions. For the residents to the west, if there is no 
traffic on Route 31, the new ambient noise is negligible.  
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LANDSCAPING 

 The petitioner has provided a landscape plan illustrating trees, shrubs and decorative 
grasses around the development.  

 The detention basins will be seeded with a native prairie seed mix and the bottom of the 
basin would be seeded with water tolerate plantings. 

 Foundation landscaping is illustrated on the north elevation. The UDO requires foundation 
landscaping along all elevation except where access to a building is provided, the petitioner 
is requesting a PUD variation from this requirement.  

 There are no landscape islands illustrated within the parking lot. All but six spaces are 
vacuum stalls. The UDO does not distinguish a difference between vacuum stalls and 
parking spaces, therefore the petitioner is requesting a PUD variation from this 
requirement. 

 

ARCHITECTURE 

 The proposed car wash building meets the required 6 of the 10 commercial UDO design 
standards. 

 The proposed building material is brick with stone along the base and wrapping the 
columns. 

 The end caps have a pitched roof with a metal roofing material while the middle section of 
the building is a flat roof. 

 

SIGNAGE 

 The petitioner has revised the request and the freestanding sign and wall signs meet the 
UDO standards. 

 

Findings of fact: 
PRELIMINARY/FINAL PLANNED UNIT DEVELOPMENT 
The petitioner is requesting approval of a Preliminary and Final Planned Unit Development for a 
car wash.  A Planned Unit Development is a Special Use and Special Uses require separate review 
because of its potential to impact surrounding properties and the orderly development of the City.   
 

Section 2-400 B General Standards for all special uses in the Unified Ordinance establishes 
standards for all special uses in Crystal Lake.  Briefly, the criteria are as follows: 
 

1. The use is necessary or desirable, at the proposed location, to provide a service or facility which 
will further the public convenience and general welfare. 

 Meets   Does not meet 
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2. The use will not be detrimental to area property values. 
 Meets   Does not meet 

 
3. The use will comply with the zoning districts regulations. 

 Meets   Does not meet 
 

4. The use will not negatively impact traffic circulation. 
 Meets   Does not meet 

 
5. The use will not negatively impact public utilities or municipal service delivery systems.  If 

required, the use will contribute financially to the upgrading of public utilities and municipal 
service delivery systems. 

 Meets   Does not meet 
 

6. The use will not negatively impact the environment or be unsightly. 
 Meets   Does not meet 

 
7. The use, where possible will preserve existing mature vegetation, and provide landscaping and 

architecture, which is aesthetically pleasing, compatible or complementary to surrounding 
properties and acceptable by community standards. 

 Meets   Does not meet 
 

8. The use will meet requirements of all regulating governmental agencies. 
 Meets   Does not meet 

 
9. The use will conform to any conditions approved as part of the issued Special Use Permit. 

 Meets   Does not meet 
 

10. The use will conform to the regulations established for specific special uses, where applicable. 
 Meets   Does not meet 

 
In addition PUDs must also meet the standards in Section 4-500 C. Development Standards and 
4-500 D. 1 Additional Standards for Planned Unit Developments Commercial PUDs.   

 
1. Implements the vision and land use policies of the Comprehensive Plan. 
  Meets   Does not meet 
 
2. Shall not result in substantial adverse effect on adjacent property, natural resources, 

infrastructure, public sites or other matter of public health, safety and welfare. 
  Meets   Does not meet 
 
3. PUDs must provide transitional uses to blend with adjacent development. 
  Meets   Does not meet 
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4. PUD phases must be logically sequenced. 
  Meets   Does not meet 
 
5. The density and intensity of a PUD shall be in accordance with the Comprehensive Plan. 
  Meets   Does not meet 
 
6. All dimensional standards shall be listed within the PUD plan if they do not meet the Ordinance 

minimum standards. 
  Meets   Does not meet 
 
7. The responsible parties for all on-site and other required public improvements shall be 

established and a utility plan indicating all proposed easements shall be provided. 
  Meets   Does not meet 
 
8. Any private infrastructure shall comply with the city standards. 
  Meets   Does not meet 
 
9. The PUD plan shall establish the responsibility of the applicant/developer. 
  Meets   Does not meet 
 
10. A bond or letter of credit shall be posted to cover required fees or public improvements. 
  Meets   Does not meet 

 
11. Location: A commercial PUD can be located in the B-1 Neighborhood Commercial, B-2 

General Commercial, B-4 Downtown Business and W Watershed Districts or any land 
proposed for annexation. 

  Meets   Does not meet 
 
12. Permissible uses: A mix of retail and office with residential above street level uses is 

encouraged in the B-4 Downtown Business, Virginia Street Corridor Overlay District and the 
Watershed District. 

  Meets   Does not meet 
 
 
Full service and automatic vehicle wash uses must comply with the following standards: 
 

1. Drive-through criteria: The use must comply with applicable drive-through standards 
established in Section 203C-7. 

  Meets   Does not meet 
 

2. Equipment: Details for all automatic car wash equipment to be installed within the building 
must be provided. 

  Meets   Does not meet 
 

3. Towel drying area:  An adequately large, outdoor or indoor, paved, hand-towel drying area 
must be provided. The hand-towel drying area must be exclusive of drive-aisles which 
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carry cross-traffic and parking spaces for employees or different users. 
  Meets   Does not meet 
 
Planned Unit Development Variation 
The purpose of Planned Unit Developments is to encourage and allow more creative and 
imaginative design of land developments than is possible under district zoning regulations. 
Planned Unit Developments are, therefore, intended to allow substantial flexibility in planning and 
designing a proposal. This flexibility is often in the form of relief from compliance with 
conventional zoning ordinance site and design requirements which may otherwise require 
individual requests and applications for zoning variations. 
 
Ideally, this flexibility results in a development that is better planned, contains more amenities, 
and is ultimately more desirable than one that would have been produced through compliance with 
typical zoning ordinance and subdivision controls.  
 
Therefore more lenient site requirements may be granted where the Planned Unit Development 
contains features not normally required of traditional developments.  Although a formal variation 
request is not required to be made in conjunction with a Planned Unit Development, Staff identifies 
those aspects of the Planned Unit Development which effectively result in variations from UDO 
requirements.  If the evidence is not found to justify these variations from the UDO that fact shall 
be reported to the City Council with a recommendation that the variations from the UDO which 
are proposed as part of the Planned Development be lessened or denied. 
 
The Planned Unit Development proposed by the Petitioner includes the following variations from 
the UDO: 
 

1. Article 4-400 Landscape and Screening, to allow greater than 10 parking spaces 
without landscape islands for the parking and vacuum stalls. 

2. Article 4-400 Landscape and Screening, to allow no foundation landscaping along the 
east, west and south elevations. 

 
The proposed car wash was placed on the lot to match the existing setbacks along Route 31. The 
parking lot has less than 10 parking stalls, but has 24 vacuum stalls without landscape islands. The 
UDO does not provide for a distinction between the types of stalls, therefore a variation from the 
landscaping standards is required. The parking and vacuum area does have perimeter landscaping 
to soften the impervious surface and screen the area from Route 31. 
 
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. 
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This can be accomplished with the following supporting action: 

Supporting Action: Promote, retain and attract businesses that provide a diverse tax base. 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, the following conditions 
are recommended: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the City 
Council: 
A. Application (Spring Creek LLC, dated 02/13/19, received 02/13/19) 
B. Plat of Survey (M. Gingerich, Gereaux & Assoc., dated 03/21/18, received 08/28/18) 
C. Plat of Annexation (M. Gingerich, Gereaux & Assoc., dated 03/21/18, received 08/28/18) 
D. Elevations (ARSA, dated 07/30/18, received 08/28/18) 
E. Colored Elevations (ARSA, received 02/13/19) 
F. Sign Elevation (Grate Signs, dated 07/17/18, received 02/13/19) 
G. Landscape Plan (WMA, dated 02/12/19, received 02/13/19) 
H. Site Plan (M. Gingerich, Gereaux & Assoc., dated 02/04/19, received 02/13/19) 
I. Photometric Plan (LSI, dated 05/24/18, received 08/28/18) 
J. Engineering Plan (M. Gingerich, Gereaux & Assoc., dated 02/28/19, received 03/01/19) 
K. Stormwater Report (M. Gingerich, Gereaux & Assoc., dated 02/28/19, received 03/01/19) 
L. Traffic Study (GHA, dated 08/03/18) 
M. Sound Study (Acoustic Associates, dated 02/26/19, received 03/01/19) 
 

2. Landscape Plan: 
A. Add foundation plantings along the foundation of the car wash building. 
B. Add landscape screening west of the detention basin in the rear. The landscaping screen 

must be a mix of spruce, pine and deciduous trees. 
C. The area to the east of the landscape screening must be planted with a native prairie mix 

and maintained as conservation open space. 
 

3. The photometric plan must comply with the UDO requirements for site lighting. 
 
4. All mechanical equipment including roof mounted equipment must be screened per the UDO. 

 
5. The vacuum hose arch supports shall be of a neutral color and complimentary to the building 

color. 
 

6. Future development will require a Final PUD Amendment and approval. The future 
development must have the same or complementary building materials as the car wash. 

 
7. The petitioner shall address all of the review comments and requirements of the Community 

Development, Public Works and Fire Rescue Departments, as well as the City’s traffic consultant, 
Gewalt Hamilton Associates and the City’s stormwater consultant, Christopher B. Burke 
Engineering. 
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Noise Evaluation of the Proposed  
Car Wash in Crystal Lake 

 
February 26, 2019 

 
 
Acoustic Associates conducted an analysis to examine the impact of noise from the proposed car wash on Route 31 in 
Crystal Lake. To accomplish this, we obtained noise data from the car wash that the petitioner operates in Sycamore. To 
accurately predict the sound levels at various locations surrounding the new car wash, we made measurements near the exit, 
the entrance, and at different angles from the openings. In addition, we examined the topography of the Crystal Lake site 
and conducted ambient noise monitoring. This was done to document the current background noise levels near the adjacent 
residential property.  
 
Based on the blower noise we measured in Sycamore, we projected the noise level to the closest residents east and west of 
the proposed car wash. In our analysis, we allowed for the reduction in noise due to distance. Based on this analysis, we 
conclude that the noise from the car wash will meet the Crystal Lake noise code, specifically that the car wash not be 
“unreasonably loud.”  
 
Current Ambient Noise Levels  
To assess if the car wash is “unreasonable loud,” the current ambient noise was assessed at the site. To do this, we set up 
professional grade audio equipment to record the noise from about 10:00 AM on January 9, 2019, to 9:00 AM on the next 
day. We located this equipment near the 
residential property to the east of the site 
because this is the adjacent residential lot that is 
the farthest from Route 31 – and therefore the 
lowest ambient noise. The exact location is 
marked as Location “A” on the aerial photo in 
Figure 1 and is about 600 feet from Route 31, a 
heavily travelled, 4-lane highway. 
 
The recording obtained in the field was 
analyzed to determine the A-weighted sound 
level at 1-second intervals. These levels are 
shown by the thin, blue line in Figure 2. The 
high peaks in the curve were typically from 
motorcycles, trucks, and poorly muffled cars.   
 
The thick, red line shows the hourly, time-
averaged sound level. The hourly level is the 
highest in the late afternoon hours, i.e., 59 dB. 
After the evening rush hour, the ambient noise 
tapers off to 45 dB at around 2 AM. After this 
time, the ambient noise quickly increases 
reaching regular daytime levels by 6:00 AM.    
 
 

 
 

Specialists in Hearing and Acoustics 
 

867 Scottsdale Dr, Pingree Grove, IL 60140                      Tom Thunder, AuD, FAAA, INCE – Principal 
Office:  847-359-1068    •    Fax:  847-359-1207                                              Greg Andorka, BSEE – Senior Field Engineer 
Website:  www.AcousticAssociates.com                                                     Email:  info@AcousticAssociates.com    
                                         

Figure 1 - Aerial view showing the location used to monitor ambient 
noise near the adjacent residential community. 

A 
B
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Projected Noise Levels 
The data obtained at the Sycamore car wash revealed a sound level of 72 
dB at 50 feet from the entrance. The residential property to the east 
(marked as Location A in Figure 1) is about 300 feet from the car wash 
entrance. Based on this distance, the entrance sound level would drop by 
16 dB. The blowers are on ½ of the time during a single car wash. This 
reduces the time-averaged level by 3 dB. Hence, the time-averaged level 
of a car wash at the east residential property would be 72 – 16 – 3 = 53 
dB. As seen in Figure 1, this time-averaged level is below the existing 
hourly ambient noise from about 5:00 AM until 9:00 PM. Therefore, there 
would be no impact if the car wash was operated within this time frame. 
  
The data obtained at the Sycamore car wash revealed a sound level of 86 
dB at 50 feet from the exit. When the doors were closed, the level dropped 
to 74 dB, a level half as loud. The residential property to the west (marked 
as location B in Figure 1) is about 250 feet from the car wash exit. Based 
on this distance, the sound level would drop by 14 dB. As discussed above, 
the blowers are on ½ of the time during a single car wash. This reduces the 
time-averaged level by 3 dB. In addition, there are doors on the exit that 
substantially lower the noise. If they are closed ½ the time during the 
blower cycle, this reduces the time-average level by another 3 dB. Hence, 
the time-averaged level of single typical car wash at the west residential property would be 86 – 14 – 6 = 66 dB. 
 
Since this property is immediately adjacent to Route 31, the ambient noise at this location would be significantly higher 
than at Location A. Based on the shorter distance and on the ambient noise data at Location A, we estimate an hourly 
ambient noise level at 9:00 PM (the quietest part of the day) on the west property of 66 dB. Since the predicted time-
average level does not exceed the estimated time-averaged level of the ambient noise, there would be negligible impact as 
long as the wash does not operate past 9:00 PM.  
 
Conclusion 
The Crystal Lake noise code prohibits “unreasonably loud and raucous noise.” This translates to limiting the time-average 
noise to a level not exceeding 5 dB above the ambient noise. Based on our analysis, the car wash would meet this criterion 
if its hours of operation were limited to 5:00 AM to 9:00 PM. For those residents to the west, there would be times when 
the car wash is audible. This would occur at times when the blowers are on, the doors are open, and there is a lull in the 
traffic along Route 31. But moments of audibility does not equate to long-term annoyance. To evaluate a noise source’s 
potential annoyance, the time-averaged level of the car wash noise must be compared with the time-average level of the 
existing ambient noise. This is the approach taken in this study.    
 
We did not extend our analysis to residential properties further from the car wash than Locations A or B. This is because 
these properties would experience lower sound levels than predicted because of the extra distance and because of extra 
angle to the car wash openings.    
 
 
Submitted by, 

 
Thomas Thunder, AuD, FAAA, INCE Bd. Cert. 
Principal Audiologist and Acoustical Specialist 
Adjunct Faculty – Northern Illinois University, Rush University, Salus University  

The A-weighted sound level is the 
metric used to measure sound and is 
expressed in decibels (dB). 
Essentially, it is a filter that mimics 
the human perception of sound by 
diminishing low frequency sounds. 

Ambient noise refers to the 
existing, all-encompassing sound at 
a given place in a community. It is a 
composite of sounds from many 
sources near and far. 
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Figure 2 – Plot showing the ambient noise levels measured near the east residential property (Loc A).The 
projected time-averaged sound level of the car wash at this location is shown as the dotted line. The analysis 
of both the entrance and exit sound levels is shown in the chart.





 
 
 

Webster, McGrath & Ahlberg, Ltd.  

Land Surveying – Civil Engineering – Landscape Architecture 

207 S Naperville Road, Wheaton, IL 60187 

Ph: 630-668-7603       Fax: 630-682-1760      Web: www.wmaltd.com  

 
 
 
Date:  July 16, 2018 
 
To:  Greg Barich 
  PO Box 442 
  Wasco, Il 60183 
Email:   greg.barich@yahoo.com 
 
From:  Benedict Bussman, Vice President, PLA 
 
Re:  Proposed Crystal Lake Car Wash  
  Existing Tree Conditions 
 
A site visit to determine the size and species of the existing trees on the proposed car wash site 
west of Route 31, east of Orchard Lane in Crystal Lake was completed July 15, 2018. The trees 
within the car wash development property include Walnut, Siberian Elm, Box Elder, Cottonwood, 
and Buckthorn. 
 
All trees found on the car wash parcel are less than 6” DBH and are listed as species C or D within 
the City of Crystal Lake Unified Development Ordinance. Trees less than 6” DBH in categories C and 
D would not require replacement per the Ordinance. 
 
The trees are primarily growing as multi stem trees as though the trees we cut several years ago 
and have since developed multiple trunks. 
 
The large 56” diameter tree on the Wells Fargo parcel is an Elm tree. 
 
See attached Exhibit of our findings. 
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LAND DESCRIPTION

PARCEL 1:

THAT PART OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8,

EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF

SAID SOUTHEAST 1/4 AT A POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE

CENTER OF THE STATE HIGHWAY, NOW KNOWN AS ROUTE NO. 31; THENCE SOUTH ALONG THE CENTER LINE

OF SAID HIGHWAY BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES, 19 MINUTES TO THE RIGHT WITH

SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 998.4 FEET TO A POINT FOR A PLACE OF

BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY, FOR A DISTANCE OF 628

FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A DISTANCE OF 80 FEET

TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED POINT LINE, 628 FEET TO AN

INTERSECTION WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID

HIGHWAY, 80 FEET TO THE POINT OF BEGINNING, EXCEPTING THEREFROM THAT PART OF THE NORTHWEST

1/4 OF THE SOUTHEAST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8, EAST OF THE THIRD PRINCIPAL

MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF

THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SAID SECTION 34 AND THE CENTERLINE OF F.A. ROUTE 54

(ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION BEING 4.9 FEET EASTERLY OF THE CENTER OF SAID

SECTION 34; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 998.4 FEET TO

A POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A. ROUTE 54 A DISTANCE

OF 160 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE OF SAID

ROUTE 54 A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL WITH THE

CENTERLINE OF SAID F.A. ROUTE 54 A DISTANCE OF 160 FEET TO A POINT; THENCE WESTERLY 60 FEET TO A

POINT OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS.

PARCEL 2:

THAT PART OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8,

EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF

SAID SOUTHEAST 1/4 AT A POINT 4.9 FEET EAST FROM THE CENTER LINE OF SAID SECTION 34, BEING IN THE

CENTER OF THE STATE HIGHWAY, NOW KNOWN AS ROUTE NO. 31 AND RUNNING THENCE SOUTH ALONG THE

CENTERLINE OF SAID HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES 19 MINUTES TO THE

RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE FOR A DISTANCE OF 1,078.4 FEET TO A POINT

FOR A POINT OF BEGINNING; THENCE SOUTH ON A CONTINUATION OF THE LAST DESCRIBED LINE, 80 FEET

TO A POINT; THENCE EAST AT RIGHT ANGLES TO THE CENTER LINE OF SAID HIGHWAY FOR A DISTANCE OF

628 FEET TO A POINT; THENCE NORTHERLY ON A LINE DRAWN PARALLEL WITH THE CENTER OF SAID STATE

HIGHWAY, 80 FEET TO A POINT; THENCE WESTERLY IN A STRAIGHT OR DIRECT LINE, 628 FEET TO THE POINT

OF BEGINNING (EXCEPTING THEREFROM AN EASEMENT FOR HIGHWAY PURPOSES OVER THAT PART

THEREOF HERETOFORE DEDICATED TO THE PEOPLE OF THE STATE OF ILLINOIS, RECORDED IN BOOK 19 OF

MISCELLANEOUS RECORDS, PAGE 423), (ALSO EXCEPTING THAT PART DESCRIBED AS FOLLOWS:

COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF THE NORTHWEST 1/4 OF THE

SOUTHEAST 1/4 OF SAID SECTION 34 AND THE CENTER LINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) SAID

POINT OF INTERSECTION BEING 4.9 FEET EASTERLY OF THE CENTER OF SAID SECTION 34; THENCE

SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) 998.4 FEET TO A POINT OF

BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A. ROUTE 54 A DISTANCE OF 160 FEET

TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE OF SAID F.A. ROUTE 54

A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL WITH THE CENTERLINE

OF SAID F.A. ROUTE 54, A DISTANCE OF 160 FEET TO A

POINT; THENCE WESTERLY 60 FEET TO A POINT OF BEGINNING), IN MCHENRY COUNTY, ILLINOIS.

PARCEL 3:

THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44

NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE

NORTH LINE OF SAID SOUTHEAST QUARTER AT POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION

34, BEING IN THE CENTER OF THE STATE HIGHWAY KNOWN AS ROUTE 31 AND RUNNING THENCE SOUTH

ALONG THE CENTER OF SAID HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES 19 MINUTES

TO THE RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 1318.4 FEET FOR A

PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY FOR A DISTANCE

OF 628 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A DISTANCE OF

80 FEET TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE 628 FEET TO AN

INTERSECTION WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID

HIGHWAY 80 FEET TO THE PLACE OF BEGINNING, EXCEPTING THEREFROM THAT PART DESCRIBED AS

FOLLOWS: THAT PART OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST

OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF

INTERSECTION OF THE NORTH LINE OF THE SOUTHEAST QUARTER OF SAID SECTION 34 AND THE

CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION BEING 4.9 FEET EASTERLY

OF THE CENTER OF SAID SECTION 34; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54

(ILLINOIS ROUTE 31) 1318.4 FEET TO A POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE

OF SAID F.A. ROUTE 54, 80 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE

CENTERLINE OF SAID F.A. ROUTE 54, 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL

WITH THE CENTERLINE OF SAID F.A. ROUTE 54, 80 FEET TO A POINT; THENCE WESTERLY 60 FEET TO THE

POINT OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS.

PARCEL 4:

THAT PART OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE

THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF SAID

SOUTHEAST QUARTER AT A POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE

CENTER OF THE STATE HIGHWAY KNOWN AS ROUTE 31 AND RUNNING THENCE SOUTH ALONG THE CENTER

OF SAID HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES, 19 MINUTES TO THE RIGHT, WITH

SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 1398.4 FEET FOR A PLACE OF

BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY, FOR A DISTANCE OF 628

FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A DISTANCE OF 80 FEET

TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, 628 FEET TO AN INTERSECTION

WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY, 80 FEET

TO THE PLACE OF BEGINNING, (EXCEPTING THEREFROM ANY PART TAKEN FOR HIGHWAY PURPOSES). IN

MCHENRY COUNTY, ILLINOIS.

PARCEL 5:

THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44

NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE

NORTH LINE OF SAID SOUTHEAST QUARTER AT A POINT FOUR AND NINE TENTHS (4.9) FEET EAST FROM THE

CENTER OF SAID SECTION 34, BEING IN THE CENTER OF THE STATE HIGHWAY KNOWN AS ROUTE 31; THENCE

SOUTH ALONG THE CENTER OF SAID HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES, 19

MINUTES TO THE RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 1,158.4

FEET FOR A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY, FOR

A DISTANCE OF 628 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A

DISTANCE OF 160 FEET TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, 628

FEET TO AN INTERSECTION WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER

OF SAID HIGHWAY, 160 FEET TO THE PLACE OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS; EXCEPTING

THEREFROM THE FOLLOWING REAL ESTATE: THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST

QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN,

DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF THE

NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 34 AND THE CENTERLINE OF F.A.

ROUTE 54 (ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION BEING 4.9 FEET EASTERLY OF THE CENTER OF

SAID SECTION 34; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31)

1,158.4 FEET TO A POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A. ROUTE

54, A DISTANCE OF 160 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE

CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A

LINE PARALLEL WITH THE CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF 160 FEET TO A POINT;

THENCE WESTERLY 60 FEET TO THE POINT OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS.

PARCEL 6:

COMMENCING AT THE NORTHWEST CORNER OF THE SOUTHEAST QUARTER OF SECTION 34,TOWNSHIP 44

NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN AND RUNNING THENCE EASTERLY ALONG THE

NORTH LINE OF THE SAID SOUTHEAST QUARTER, 4.9 FEET TO THE CENTERLINE OF STATE HIGHWAY ROUTE

31; THENCE SOUTHERLY ALONG THE CENTER OF SAID HIGHWAY, 1558.4 FEET FOR A PLACE OF BEGINNING;

THENCE SOUTHERLY ALONG THE CENTER OF THE HIGHWAY, 80 FEET; THENCE EASTERLY AT RIGHT ANGLES

TO SAID HIGHWAY, 628 FEET; THENCE NORTHERLY, PARALLEL WITH SAID HIGHWAY, 80 FEET; THENCE

WESTERLY, 628 FEET TO THE PLACE OF BEGINNING, (EXCEPT THAT PORTION THEREOF DEDICATED FOR

HIGHWAY PURPOSES), IN MCHENRY COUNTY, ILLINOIS. ALSO

PARCEL 7:

THAT PART OF THE WEST HALF OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE

8 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS:COMMENCING ON THE NORTH LINE OF

SAID SOUTHEAST QUARTER AT A POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN

THE CENTER OF THE STATE HIGHWAY KNOWN AS ROUTE 31; THENCE SOUTH ALONG THE CENTER OF SAID

HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES 19 MINUTES TO THE RIGHT WITH SAID EAST

AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 1478.4 FEET FOR A PLACE OF BEGINNING; THENCE

EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY FOR A DISTANCE OF 62.8 FEET TO A POINT;

THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A DISTANCE OF 80 FEET TO A POINT;

THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, 62 8 FEET TO AN INTERSECTION WITH THE

CENTERLINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY, 80 FEET TO THE

PLACE OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS. (EXCEPTING FROM BOTH PARCELS THE FOLLOWING

DESCRIBED PROPERTY. THAT PART OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH,

RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT

OF INTERSECTION OF THE NORTH LINE OF THE SOUTHEAST QUARTER OF SAID SECTION 34, AND THE

CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31), SAID POINT OF INTERSECTION BEING 4.9 FEET

EASTERLY OF THE CENTER OF SAID SECTION; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE

54 (ILLINOIS ROUTE 31), 1478.4 FEET TO A PLACE OF BEGINNING; THENCE SOUTHERLY ALONG THE

CENTERLINE OF SAID F.A. ROUTE 54, 160 FEET TO A POINT; THENCE EASTERLY ALONG A LINE

PERPENDICULAR TO THE CENTERLINE OF SAID ROUTE 54, A DISTANCE OF 60 FEET TO A POINT; THENCE

NORTHERLY ALONG A LINE PARALLEL WITH THE CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF 160

FEET TO A POINT; THENCE WESTERLY 60 FEET TO THE PLACE OF BEGINNING, IN MCHENRY

COUNTY,ILLINOIS.)

UN2

Items Corresponding to Schedule B

Utility Notes

THERE ARE NO SURVEY RELATED ITEMS IN SCHEDULE B IN  CHICAGO TITLE INSURANCE

COMPANY TITLE COMMITMENT NO. 18ST00065CL WITH AN EFFECTIVE DATE OF MARCH 8, 2018

CALL "J.U.L.I.E." FOR FIELD LOCATIONS OF

UNDERGROUND UTILITY LINES 1-800-892-0123

UN1

THE LOCATION OF UTILITIES SHOWN HEREON ARE FROM

OBSERVED EVIDENCE OF ABOVE GROUND  APPURTENANCES

ONLY. THE SURVEYOR WAS NOT PROVIDED WITH

UNDERGROUND PLANS OR SURFACE GROUND MARKINGS TO

DETERMINE THE LOCATION OF ANY SUBTERRANEAN USES.

ROBERT F. SLUIS

ILLINOIS PROFESSIONAL LAND SURVEYOR #35-3558

LICENSE EXPIRES NOVEMBER 30, 2018

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE

MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL REQUIREMENTS FOR

ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS,

AND INCLUDES ITEMS (-) OF TABLE A THEREOF. THE FIELD WORK WAS COMPLETED ON

MARCH 13, 2018.

DATED: 03/13/2018

TO: CHICAGO TITLE INSURANCE COMPANY; FORDHAM CREEK LLC, AN ILLINOIS LIMITED
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SECTION 1 
  



 
 
 
 
 

 
 

 
Stormwater Narrative 
 
Introduction 
The Proposed Barich Route 31 Car Wash site is located on the east side of Route 31 
across from Orchard Lane and contains the first 2.65 acres of a planned 8.35 acre 
commercial development. The proposed improvements will include a new car wash 
building, vacuum stations, new entrance from Route 31 aligned with Orchard Lane, 
parking, drives, stormwater pre-treatment basin, infiltration/detention basin, erosion 
control and related improvements. 
 
 
Existing Condition Drainage 
The 2.65 acre carwash site will be located at the northwest corner of the 8.35-acre 
commercial development site.  There is a 0.27-acre subarea at the southeast corner of 
the site that drains to the southeast in the existing condition. The remaining 8.08 acres 
drain from east to west toward the Route 31 right of way and then north toward the 
northwest corner of the site.  There is an IDOT storm sewer located on the east side of 
Route 31 immediately adjacent to the site.  The IDOT storm sewer has an outlet 
discharging to the east, just north of Crystal Court Plaza, where it appears to drain to a 
natural water course flowing to the northeast.  Some drainage from the northwest corner 
of the site may discharge overland into the front parking lot of Crystal Court Plaza. The 
Crystal Court Plaza parking lot appears to discharge to the north. 
 
Our review of the FEMA Flood Insurance Rate Map (FIRM) found no Special Flood 
Hazard Areas within the 8.35 overall project site.   
 
The site is located outside the limits of the Crystal Lake Watershed, so City Crystal Lake 
Watershed requirements do not apply.  The site is located in the Upper Fox River 
Watershed as designated by McHenry County.  Review of the McHenry County Sensitive 
Aquifer Recharge Areas Map indicates the site is located in Sensitive Recharge Area A. 
 
Review of available soil information indicates the majority of the site is composed of 
hydrologic type B soils, and will likely be suitable for infiltration basin design.  Site soils 
were evaluated for infiltration rates, as provided in the Infiltration Report prepared by 
Ekkert Environmental Services. 
 
The existing condition peak discharge from the 8.08-acre (NW subarea) of the 
development for the 2-year/24 hour and 100-year/ 1 hour thru 24 hour storm events was 
calculated using Pondpack and the Hydrograph Method, Huff Rainfall Distribution for 
under 10 square mile basins and utilized Illinois State Water Survey Bulletin 70 
Northeast Illinois Sectional rainfall depths.  

 



 
 
 
 
 

 
 

Existing Conditions Peak Flows are as follows: 

Event/Duration  Rainfall Depth Peak Flow 

100-year 0.5 hour  2.39 in.  6.50 cfs 

100-year 1 hour  3.56 in.  11.18 cfs 

100-year 2 hour  4.47 in.  11.53 cfs 

100-year 3 hour  4.85 in.  10.09 cfs 

100-year 6 hour  5.68 in.  7.51 cfs 

100-year 24 hour  7.58 in.  5.13 cfs 

2-year 24 hour  3.04 in.  1.13 cfs 

 
Off-site Drainage Areas – in our review of County topography, three off-site tributary areas 
were identified.  
 
Off-site Drainage Area #1 – is located east of the site and contains 2.80 acres.  The area 
is developed with single family homes and contains hydrologic soil group B soils.  The 
area is tributary to the east property line of the site.  Off-site Drainage Area #1 includes 
about 0.60 acres of impervious surface, resulting in a CN = 69.   
 
The existing condition peak discharge from Off-site Area #1 for the 2-year/24 hour and 
100-year/ 1 hour thru 24 hour storm events was calculated using Pondpack and the 
Hydrograph Method, Huff Rainfall Distribution for under 10 square mile basins and 
utilized Illinois State Water Survey Bulletin 70 Northeast Illinois Sectional rainfall depths.  
Results are summarized as follows: 

 Event/Duration  Rainfall Depth Peak Flow 

100-year 1 hour  3.56 in.  4.51 cfs 

100-year 2 hour  4.47 in.  4.29 cfs 

100-year 3 hour  4.85 in.  3.51 cfs 

100-year 6 hour  5.68 in.  2.41 cfs 

100-year 12 hour  6.59 in.  2.18 cfs 

100-year 18 hour  6.97 in.  2.01 cfs 

100-year 24 hour  7.58 in.  1.71 cfs 

2-year 24 hour  3.04 in.  0.35 cfs 



 
 
 
 
 

 
 

 
Off-site Drainage Area #2 – is located south of the site and contains 3.39 acres.  The area 
is developed with single family homes and commercial properties and contains hydrologic 
soil group B soils.  The area is tributary to the south property line of the site. Off-site 
Drainage Area #2 includes about 1.80 acres of impervious surface, resulting in CN = 81.   
 
The existing condition peak discharge from Off-site Area #2 for the 2-year/24 hour and 
100-year/ 1 hour thru 24 hour storm events was calculated using Pondpack and the 
Hydrograph Method, Huff Rainfall Distribution for under 10 square mile basins and 
utilized Illinois State Water Survey Bulletin 70 Northeast Illinois Sectional rainfall depths.  
Results are summarized as follows: 

 Event/Duration  Rainfall Depth Peak Flow 

100-year 1 hour  3.56 in.  9.77 cfs 

100-year 2 hour  4.47 in.  8.52 cfs 

100-year 3 hour  4.85 in.  6.74 cfs 

100-year 6 hour  5.68 in.  5.15 cfs 

100-year 12 hour  6.59 in.  3.51 cfs 

100-year 18 hour  6.97 in.  3.00 cfs 

100-year 24 hour  7.58 in.  2.49 cfs 

2-year 24 hour  3.04 in.  0.73 cfs 

 
Off-site Drainage Area #3 – is located southeast of the site and contains 23.64 acres.  
The area is developed with mostly single family homes and a few commercial properties 
and contains hydrologic soil group B soils.  The area is tributary to a depressional area 
southeast of the site.  This depressional area appears to have an overland flow release 
to the northwest into the southeast corner of the site. Off-site Drainage Area #3 includes 
about 5.1 acres of impervious surface, resulting in a CN = 69.   
 
The existing condition peak discharge from Off-site Area #3 for the 2-year/24 hour and 
100-year/ 1 hour thru 24 hour storm events was calculated using Pondpack reservoir 
routing calculation and the Hydrograph Method, Huff Rainfall Distribution for under 10 
square mile basins and utilized Illinois State Water Survey Bulletin 70 Northeast Illinois 
Sectional rainfall depths.  Depressional storage areas were estimated using McHenry 
County topography in conjunction with on-site topography.  The area appears to have a 
low elevation of 876.0+/- compared to a minimum overland flow elevation of 879.17, 
therefore, must experience about a 3.2-foot depth of water before overland flow occurs.  
Results are summarized as follows: 



 
 
 
 
 

 
 

 Event/Duration Rainfall Depth Peak Flow  HWL  Volume 

100-year 1 hour 3.56 in.  0.00 cfs  878.18 1.949 ac-ft 

100-year 2 hour 4.47 in.  0.00 cfs  878.73 3.115 ac-ft 

100-year 3 hour 4.85 in.  0.00 cfs   878.96 3.642 ac-ft 

100-year 6 hour 5.68 in.  3.99 cfs  879.31 4.541 ac-ft 

100-year 12 hour 6.59 in.  5.99 cfs  879.34 4.611 ac-ft 

100-year 18 hour 6.97 in.  7.75 cfs  879.36 4.673 ac-ft 

100-year 24 hour 7.58 in.  9.12 cfs  879.38 4.723 ac-ft 

2-year 24 hour 3.04 in.  0.00 cfs  877.85 1.360 ac-ft 

We believe these flows should be considered conservative (larger than anticipated), and 
actual flows may be reduced by infiltration into granular soils.  However, to quantify a 
reduction would require off-site soil borings and infiltration reports that are not available. 

 
Summary of Off-Site Drainage Area Peak Flows 
Event/               Area #2+#3 
Duration Off-site Area #1 O/S Area #2  O/S Area #3  Flow  

100y 1hr 4.51 cfs  9.77 cfs  0.00 cfs  9.77 cfs  

100y 2 hr 4.29 cfs  8.52 cfs  0.00 cfs  8.52 cfs  

100y 3hr 3.51 cfs  6.74 cfs  0.00 cfs   6.74 cfs  

100y 6hr 2.41 cfs  5.15 cfs  3.99 cfs  9.14 cfs  

100y 12hr 2.18 cfs  3.51 cfs  5.99 cfs  9.50 cfs  

100y 18hr 2.01 cfs  3.00 cfs  7.75 cfs  10.75 cfs  

100y 24hr 1.71 cfs  2.49 cfs  9.12 cfs  11.61 cfs  

2y 24 hr 0.35 cfs  0.73 cfs  0.00 cfs  0.73 cfs 

 
Proposed Condition Drainage & Detention 
The proposed car wash development will be located at the northern 2.65 acres of the 
8.35-acre planned commercial development. The proposed stormwater detention system 
includes a bio-retention pre-treatment facility sized for the required detention volume for 
the 2-year/24 hour storm event, based on the NIPC Chart for detention vs. impervious 
area and allowable release rate of 0.04 cfs per acre.  This pre-treatment facility will 
discharge to a detention basin sized for the required detention volume for the 100-year/24 



 
 
 
 
 

 
 

hour storm event, based on the NIPC Chart and allowable release rate of 0.15 cfs per 
acre.  Infiltration testing confirms that the site is suitable for design of an infiltration basin.  
Based on drainage concerns raised by area residents, the proposed detention basin will 
be “over-designed” to provide 150% of the detention volume required by code, and will 
use no gravity outlet, but instead will infiltrate 100% of the rainfall for all rainfall events up 
to and including the 100-year 24-hour event.   
 
Infiltration testing was performed at two locations on the site (see attached Infiltration 
Report by Ekkert Environmental Services).  The underlying granular layer provided an 
infiltration rate of 2 inches/hour, at elevation 870+/-.  Since this is below the proposed 
bottom of pond elevation, the proposed excavation must extend down to the granular 
layer. The new soils between the bottom of pond and top of granular layer must  be 
permeable and have an infiltration rate of 2 inches per hour minimum. The design release 
rates per square foot of infiltration area can be calculated as follows: 
 
1 sq. ft. x 2 inch/hour x (1 ft /12 in.) x (1 hr /60 min) x (1 min /60 sec) = 0.0000463 cfs/sq.ft. 

Review of City records of private and municipal well locations found no separation issues.  
The preferred design approach is to use infiltration only for release rate.   

Proposed Detention Basin Summary 
 
Method of Analysis 
Proposed Car Wash required Storm water detention storage was determined for the 24 
hour duration 100-year and 2-year storm events using the NIPC Chart required acre-feet 
per acre based on the proposed percent impervious.  For the proposed 2.65 acre car 
wash development the computation is as follows: 
 
2-Year Allowable release rate = 2.65 ac x 0.04 cfs/ac = 0.11 cfs 
 
100-Year Allowable release rate = 2.65 ac x 0.15 cfs/ac = 0.40 cfs 
 
Site Area   2.65 acres 
 
Proposed impervious 0.96 acres 
 
Percent Impervious   0.96/2.65   = 36% 
 
Required 2-year volume  = 0.07 acre-feet/acre * 2.65 acres = 0.19 ac-ft 
Required 100-year volume = 0.23 acre-feet/acre * 2.65 acres = 0.61 ac-ft 
 
Design Detention Volume = 150% of required = 150% * 0.61 = 0.93 ac-ft 
 
Proposed Phase 1 Detention Volume at HWL 876.00   =  0.963 ac-ft 
 



 
 
 
 
 

 
 

 
Infiltration area needed to achieve 0.40 cfs release rate: 
 
0.40 cfs / 0.0000463 cfs / sq. ft.= 8,639 square feet 
 
Phase 1 Recommendation: Pond area reaches required area of 8,639 square feet at 
elevation 873.6, well below the HWL of 876.00. Install permeable soils below pond to 
gravel stratum.  Also, provide one drywell in an 11’ diameter area of 1”to 3” washed stone, 
and extending a minimum of 24” below the gravel stratum for proposed storm sewer 
connection. 
 
Full Build-out required Storm water detention storage was determined for the 24 hour 
duration 100-year and 2-year storm events using the NIPC Chart required acre-feet per 
acre based on the maximum allowable percent impervious.  For the proposed 8.08 acre 
commercial development the computation is as follows: 
 
2-Year Allowable release rate = 8.08 ac x 0.04 cfs/ac = 0.32 cfs 
 
100-Year Allowable release rate = 8.08 ac x 0.15 cfs/ac = 1.21 cfs 
 
Site Area   8.08 acres 
 
Proposed impervious 0.96 acres 
 
Percent Impervious   Maximum permitted  = 65% 
 
Required 2-year volume  = 0.13 acre-feet/acre * 8.08 acres = 1.05 ac-ft 
 
Required 100-year volume = 0.36 acre-feet/acre * 8.08 acres = 2.91 ac-ft 
 
Design Detention Volume = 150% of required = 150% * 2.91 = 4.37 ac-ft 
 
Proposed Full Build-out Detention Volume at HWL 876.00  =  4.434 ac-ft  
 
Infiltration area needed to achieve 1.21 cfs release rate: 
 
1.21 cfs / 0.0000463 cfs / sq. ft.= 26,134 square feet 
 
Recommendation: Bottom of Pond (Elevation 672.00) area for full buildout is 38,714 
square feet.  This is greater than the 26,134 square feet needed to reach a discharge rate 
of 1.21 cfs. Install permeable soils below pond to gravel stratum.  Also, provide two  
drywells, each in an 11’ diameter area of 1”to 3” washed stone, and extending a minimum 
of 24” below the gravel stratum for proposed storm sewer connections. 
 
 



 
 
 
 
 

 
 

Detention Basin Weir Sizing 
The proposed detention basin weir will be sized to handle the proposed condition runoff 
from the 8.08 acre full developed site.  The proposed method of calculation is to 
assume the detention basin is completely full to the bottom of the weir which is the 
design high water elevation of 876.00, and then route the 100-year event through the 
weir.  The calculation assumes zero infiltration.  The proposed conditions results for a 
20-foot wide overflow weir at elevation 876.00 are summarized below. 
 
Summary of On-Site Proposed Condition Peak Weir Flows 
Event/                
Duration Inflow Peak Q Outflow Peak Q  Weir W.L 

100y 1hr 32.62 cfs  18.94 cfs   876.48   

100y 2 hr 27.89 cfs  19.02 cfs   876.48 

100y 3hr 23.05 cfs  16.87 cfs   876.44 

100y 6hr 17.89 cfs  12.99 cfs   876.37 

100y 12hr 9.82 cfs  9.30 cfs   876.30 

100y 18hr 7.86 cfs  7.68 cfs   876.26 

100y 24hr 6.45 cfs  6.38 cfs   876.23 

The detention basin will have a 20-foot wide overflow spillway at NW corner of the site, 
with a capacity of 20.29 cfs at a depth of 0.50 ft.  This is sufficient to accommodate 
proposed condition on-site drainage, should the basin fill completely, and a second 100-
year event occur (assumes no infiltration). 
 
Upstream Tributary Area Bypass Flows 
Offsite Tributary Area #1 contains 2.80 acres and the 100-year peak flow was 
calculated at 4.51 cfs.  This area will be collected in a swale along the east property line 
of the site and drain to a storm structure at the NE corner of the site.  A 15” storm sewer 
at 0.7% slope has a capacity of 5.41 cfs, adequate for the 100-year peak flow.  Given 
neighbors’ concerns with stormwater discharge, we recommend the 15” pipe be 
perforated and outlet to a drywell at the NW corner of the site.  We recommend the 
drywell have an open lid adequate to convey 4.51 cfs, when needed.  We believe this 
will help maximize infiltration and minimize discharge to downstream neighbors.  
 
Offsite areas #2 & #3 contain a total of 3.39+23.64 = 27.03 acres and the combined 
100-year peak flow was calculated at 11.61 cfs.  City ordinance requires off-site 
tributary area bypass flows to be accommodated for no less than 1 cfs per acre, 
therefore the required bypass capacity is 27.03 cfs.  A swale and culvert system will be 
provided along Route 31 to accommodate the required bypass flow and direct it to the 
NW corner of the site.  
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

197A Troxel silt loam, 0 to 2 
percent slopes

B 0.0 0.2%

290B Warsaw loam, 2 to 4 
percent slopes

B 4.8 57.8%

318C2 Lorenzo loam, 4 to 6 
percent slopes, 
eroded

B 0.7 8.8%

323C2 Casco loam, 4 to 6 
percent slopes, 
eroded

B 1.6 18.9%

526A Grundelein silt loam, 0 
to 2 percent slopes

B/D 1.2 14.2%

Totals for Area of Interest 8.4 100.0%
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Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher
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The soil surveys that comprise your AOI were mapped at 
1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: McHenry County, Illinois
Survey Area Data: Version 14, Sep 12, 2018

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Jul 3, 2011—Oct 22, 
2016

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

197A Troxel silt loam, 0 to 2 
percent slopes

B 5.0 15.8%

310B McHenry silt loam, 2 to 
4 percent slopes

B 0.3 1.0%

318C2 Lorenzo loam, 4 to 6 
percent slopes, 
eroded

B 4.9 15.5%

318D2 Lorenzo loam, 6 to 12 
percent slopes, 
eroded

B 0.3 0.8%

323C2 Casco loam, 4 to 6 
percent slopes, 
eroded

B 2.5 8.0%

361C Kidder loam, 4 to 6 
percent slopes

B 3.9 12.1%

361C2 Kidder loam, 4 to 6 
percent slopes, 
eroded

B 12.8 40.2%

361D3 Kidder clay loam, 6 to 
12 percent slopes, 
severely eroded

B 1.7 5.4%

792B Bowes silt loam, 2 to 4 
percent slopes

B 0.4 1.2%

Totals for Area of Interest 31.8 100.0%
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Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher
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LAND DESCRIPTION

PARCEL 1:

THAT PART OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8, EAST OF THE

THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF SAID SOUTHEAST 1/4 AT A

POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE CENTER OF THE STATE HIGHWAY, NOW

KNOWN AS ROUTE NO. 31; THENCE SOUTH ALONG THE CENTER LINE OF SAID HIGHWAY BEING ON A LINE FORMING AN

ANGLE OF 90 DEGREES, 19 MINUTES TO THE RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE

OF 998.4 FEET TO A POINT FOR A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID

HIGHWAY, FOR A DISTANCE OF 628 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A

DISTANCE OF 80 FEET TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED POINT LINE, 628 FEET TO AN

INTERSECTION WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY, 80

FEET TO THE POINT OF BEGINNING, EXCEPTING THEREFROM THAT PART OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4

OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8, EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS:

COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF

SAID SECTION 34 AND THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION BEING 4.9

FEET EASTERLY OF THE CENTER OF SAID SECTION 34; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54

(ILLINOIS ROUTE 998.4 FEET TO A POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A. ROUTE

54 A DISTANCE OF 160 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE OF SAID

ROUTE 54 A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL WITH THE CENTERLINE OF

SAID F.A. ROUTE 54 A DISTANCE OF 160 FEET TO A POINT; THENCE WESTERLY 60 FEET TO A POINT OF BEGINNING, IN

MCHENRY COUNTY, ILLINOIS.

PARCEL 2:

THAT PART OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8, EAST OF THE

THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF SAID SOUTHEAST 1/4 AT A

POINT 4.9 FEET EAST FROM THE CENTER LINE OF SAID SECTION 34, BEING IN THE CENTER OF THE STATE HIGHWAY, NOW

KNOWN AS ROUTE NO. 31 AND RUNNING THENCE SOUTH ALONG THE CENTERLINE OF SAID HIGHWAY, BEING ON A LINE

FORMING AN ANGLE OF 90 DEGREES 19 MINUTES TO THE RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE FOR

A DISTANCE OF 1,078.4 FEET TO A POINT FOR A POINT OF BEGINNING; THENCE SOUTH ON A CONTINUATION OF THE LAST

DESCRIBED LINE, 80 FEET TO A POINT; THENCE EAST AT RIGHT ANGLES TO THE CENTER LINE OF SAID HIGHWAY FOR A

DISTANCE OF 628 FEET TO A POINT; THENCE NORTHERLY ON A LINE DRAWN PARALLEL WITH THE CENTER OF SAID STATE

HIGHWAY, 80 FEET TO A POINT; THENCE WESTERLY IN A STRAIGHT OR DIRECT LINE, 628 FEET TO THE POINT OF

BEGINNING (EXCEPTING THEREFROM AN EASEMENT FOR HIGHWAY PURPOSES OVER THAT PART THEREOF HERETOFORE

DEDICATED TO THE PEOPLE OF THE STATE OF ILLINOIS, RECORDED IN BOOK 19 OF MISCELLANEOUS RECORDS, PAGE 423),

(ALSO EXCEPTING THAT PART DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH

LINE OF THE NORTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SAID SECTION 34 AND THE CENTER LINE OF F.A. ROUTE 54

(ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION BEING 4.9 FEET EASTERLY OF THE CENTER OF SAID SECTION 34;

THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) 998.4 FEET TO A POINT OF

BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A. ROUTE 54 A DISTANCE OF 160 FEET TO A POINT;

THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE OF SAID F.A. ROUTE 54 A DISTANCE OF 60 FEET

TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL WITH THE CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF

160 FEET TO A

POINT; THENCE WESTERLY 60 FEET TO A POINT OF BEGINNING), IN MCHENRY COUNTY, ILLINOIS.

PARCEL 3:

THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8

EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF SAID

SOUTHEAST QUARTER AT POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE CENTER OF THE

STATE HIGHWAY KNOWN AS ROUTE 31 AND RUNNING THENCE SOUTH ALONG THE CENTER OF SAID HIGHWAY, BEING ON A

LINE FORMING AN ANGLE OF 90 DEGREES 19 MINUTES TO THE RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE,

FOR A DISTANCE OF 1318.4 FEET FOR A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID

HIGHWAY FOR A DISTANCE OF 628 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A

DISTANCE OF 80 FEET TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE 628 FEET TO AN

INTERSECTION WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY 80

FEET TO THE PLACE OF BEGINNING, EXCEPTING THEREFROM THAT PART DESCRIBED AS FOLLOWS: THAT PART OF THE

SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN,

DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF THE SOUTHEAST

QUARTER OF SAID SECTION 34 AND THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION

BEING 4.9 FEET EASTERLY OF THE CENTER OF SAID SECTION 34; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A.

ROUTE 54 (ILLINOIS ROUTE 31) 1318.4 FEET TO A POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF

SAID F.A. ROUTE 54, 80 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE OF SAID

F.A. ROUTE 54, 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL WITH THE CENTERLINE OF SAID F.A.

ROUTE 54, 80 FEET TO A POINT; THENCE WESTERLY 60 FEET TO THE POINT OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS.

PARCEL 4:

THAT PART OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL

MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF SAID SOUTHEAST QUARTER AT A POINT 4.9

FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE CENTER OF THE STATE HIGHWAY KNOWN AS ROUTE 31

AND RUNNING THENCE SOUTH ALONG THE CENTER OF SAID HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90

DEGREES, 19 MINUTES TO THE RIGHT, WITH SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 1398.4

FEET FOR A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY, FOR A DISTANCE

OF 628 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A DISTANCE OF 80 FEET TO A

POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, 628 FEET TO AN INTERSECTION WITH THE CENTER

LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY, 80 FEET TO THE PLACE OF BEGINNING,

(EXCEPTING THEREFROM ANY PART TAKEN FOR HIGHWAY PURPOSES). IN MCHENRY COUNTY, ILLINOIS.

PARCEL 5:

THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8

EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING ON THE NORTH LINE OF SAID

SOUTHEAST QUARTER AT A POINT FOUR AND NINE TENTHS (4.9) FEET EAST FROM THE CENTER OF SAID SECTION 34,

BEING IN THE CENTER OF THE STATE HIGHWAY KNOWN AS ROUTE 31; THENCE SOUTH ALONG THE CENTER OF SAID

HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES, 19 MINUTES TO THE RIGHT WITH SAID EAST AND WEST

QUARTER SECTION LINE, FOR A DISTANCE OF 1,158.4 FEET FOR A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES

TO THE CENTER OF SAID HIGHWAY, FOR A DISTANCE OF 628 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE

LAST DESCRIBED LINE, A DISTANCE OF 160 FEET TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED

LINE, 628 FEET TO AN INTERSECTION WITH THE CENTER LINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF

SAID HIGHWAY, 160 FEET TO THE PLACE OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS; EXCEPTING THEREFROM THE

FOLLOWING REAL ESTATE: THAT PART OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 34,

TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING AT THE

POINT OF INTERSECTION OF THE NORTH LINE OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID

SECTION 34 AND THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31) SAID POINT OF INTERSECTION BEING 4.9 FEET

EASTERLY OF THE CENTER OF SAID SECTION 34; THENCE SOUTHERLY ALONG THE CENTERLINE OF F.A. ROUTE 54

(ILLINOIS ROUTE 31) 1,158.4 FEET TO A POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A.

ROUTE 54, A DISTANCE OF 160 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE

OF SAID F.A. ROUTE 54, A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL WITH THE

CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF 160 FEET TO A POINT; THENCE WESTERLY 60 FEET TO THE POINT OF

BEGINNING, IN MCHENRY COUNTY, ILLINOIS.

PARCEL 6:

COMMENCING AT THE NORTHWEST CORNER OF THE SOUTHEAST QUARTER OF SECTION 34,TOWNSHIP 44 NORTH, RANGE

8 EAST OF THE THIRD PRINCIPAL MERIDIAN AND RUNNING THENCE EASTERLY ALONG THE NORTH LINE OF THE SAID

SOUTHEAST QUARTER, 4.9 FEET TO THE CENTERLINE OF STATE HIGHWAY ROUTE 31; THENCE SOUTHERLY ALONG THE

CENTER OF SAID HIGHWAY, 1558.4 FEET FOR A PLACE OF BEGINNING; THENCE SOUTHERLY ALONG THE CENTER OF THE

HIGHWAY, 80 FEET; THENCE EASTERLY AT RIGHT ANGLES TO SAID HIGHWAY, 628 FEET; THENCE NORTHERLY, PARALLEL

WITH SAID HIGHWAY, 80 FEET; THENCE WESTERLY, 628 FEET TO THE PLACE OF BEGINNING, (EXCEPT THAT PORTION

THEREOF DEDICATED FOR HIGHWAY PURPOSES), IN MCHENRY COUNTY, ILLINOIS. ALSO

PARCEL 7:

THAT PART OF THE WEST HALF OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF

THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS:COMMENCING ON THE NORTH LINE OF SAID SOUTHEAST

QUARTER AT A POINT 4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE CENTER OF THE STATE

HIGHWAY KNOWN AS ROUTE 31; THENCE SOUTH ALONG THE CENTER OF SAID HIGHWAY, BEING ON A LINE FORMING AN

ANGLE OF 90 DEGREES 19 MINUTES TO THE RIGHT WITH SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE

OF 1478.4 FEET FOR A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID HIGHWAY FOR A

DISTANCE OF 62.8 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, A DISTANCE OF 80

FEET TO A POINT; THENCE WEST AT RIGHT ANGLES TO THE LAST DESCRIBED LINE, 62 8 FEET TO AN INTERSECTION WITH

THE CENTERLINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY, 80 FEET TO THE PLACE OF

BEGINNING, IN MCHENRY COUNTY, ILLINOIS. (EXCEPTING FROM BOTH PARCELS THE FOLLOWING DESCRIBED PROPERTY.

THAT PART OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL

MERIDIAN DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF THE

SOUTHEAST QUARTER OF SAID SECTION 34, AND THE CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31), SAID POINT OF

INTERSECTION BEING 4.9 FEET EASTERLY OF THE CENTER OF SAID SECTION; THENCE SOUTHERLY ALONG THE

CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31), 1478.4 FEET TO A PLACE OF BEGINNING; THENCE SOUTHERLY ALONG

THE CENTERLINE OF SAID F.A. ROUTE 54, 160 FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO

THE CENTERLINE OF SAID ROUTE 54, A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A LINE PARALLEL

WITH THE CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF 160 FEET TO A POINT; THENCE WESTERLY 60 FEET TO THE

PLACE OF BEGINNING, IN MCHENRY COUNTY,ILLINOIS.)

SITE BENCHMARK:

SPIKE IN PUBLIC UTILITY POLE ON THE EAST SIDE OF ILLINOIS ROUTE 31

AND 135 FEET SOUTH OF THE CENTERLINE OF ORCHARD LANE
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520 LN.FT. @ 0.7%

PROP. STORM INLET

W/ EJIW 1050 FR & GR
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15" INV. W=873.00

PROP. DRYWELL

STRUCTURE

(PER CITY DETAIL)
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APPROX. INV.=868.0

PROVIDE OVERLAND FLOW ROUTE

BYPASSING INFILTRATION BASIN
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MIN. 12" DEPTH SWALE w/ 4:1 SIDE SLOPES

& 2'W BOTTOM @ 0.5% SLOPE

FUTURE OVERLAND FLOW ROUTE

BYPASSING INFILTRATION BASIN

FOR OFF-SITE DRAINAGE AREA #3

MIN. 12" DEPTH SWALE w/ 10:1 SIDE SLOPES

& 2'W BOTTOM @ 0.5% SLOPE

PROP. 15" CPP

10 LN.FT. @ 0.7%
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STRUCTURE - ESTIMATED LOCATION

(PER CITY DETAIL)
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(30) VEHICLE PAY STATION

STACKING PROVIDED

FUTURE INFILTRATION BASIN EXPANSION

100-YR 24-HR STORAGE REQ'D = 2.91 AC-FT

(FULL BUILD-OUT ) PROP. = 150% OF REQ'D

FUTURE DET'N = 2.91 AC-FT * 150% = 4.37 AC-FT
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CAR WASH

±5,550 sq.ft.

SINGLE-STORY MASONRY BLDG

T/F-879.00
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FUTURE 8" D.I. TEE

W/ 8" x6" REDUCER (EAST)

FUTURE 8" D.I. WATER

MAIN - TO BE EXTENDED

PR. 15' x 15' CITY UTILITY EASEMENT

PROP TRIPLE SEPARATOR

TANKS FOR CAR WASH

(3-1500 GALLON TANKS)

RIM=878.00

8" INV W=873.00

6" INV N=873.20

3" INV N=872.50

PROP 8" PVC

115 L.F. @ 5.91%

WASH BAY EL - 878.63

DRY BAY EL - 878.80
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PROP 6" PVC SDR 26

SANITARY SERVICE

30 L.F. @1.0%

INV=873.50

RECYCLE WATER

PROP 3" PVC SDR 26

30 L.F @ 1.0%

 INV=872.20

PROP 6" PVC SDR 26

INV=873.50

PROP. 2" TY. K  SERVICE

TAPPED INTO PROP. 8" WATER

MAIN (TO BE FIELD VERIFIED)
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6" ROOF DRAIN

INV-874.5

PROP SAN MH

TY. A 4' DIA.

W/EJIW 1022 FR & COVER

RIM=873.00

8" W INV=861.40

8" S INV=863.30

PROP 8" PVC

22 L.F. @ 0.40%

PROP 8" PVC

97 L.F. @ 1.00%

PROP SAN MH
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W/EJIW 1022 FR & COVER
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8" N INV=864.30
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PROP STORM CB

W/ EJIW 1050 FR & GR
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W/ EJIW 1050 FR & GR
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PROVIDE OVERLAND FLOW ROUTE

BYPASSING INFILTRATION BASIN

FOR OFF-SITE DRAINAGE AREAS

PROP (2) 24" RCP CULVERTS

TY. 1 w/ FLARED END SECTIONS

55 LN.FT. @ 0.5% (EACH)

INV. N=873.20

INV. S=873.50

PROP (2) 24" RCP CULVERTS

TY. 1 w/ FLARED END SECTIONS

27 LN.FT. @ 0.5% (EACH)

INV. N=872.65

INV. S=872.78

PROP. 20'W OVERFLOW

WEIR @ 876.00

PROP. DRYWELL

STRUCTURE

(PER CITY DETAIL)

RIM=873.50

W/ EJIW 1050 FR & COVER

15" INV. N=869.27

APPROX. BOTTOM=867.5

PROP. 15" CPP

520 LN.FT. @ 0.7%

PROP. DRYWELL

STRUCTURE

(PER CITY DETAIL)
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STRUCTURE - ESTIMATED LOCATION

(PER CITY DETAIL)
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NOTE:

PROPOSED GRADES ARE EDGE OF PAVEMENT GRADE.

SITE DATA

PROPOSED DEVELOPMENT AREA = 2.65 ACRES

IMPERVIOUS AREA = 0.96 ACRES
IMPERVIOUS SURFACE COVERAGE = 36%

REQUIRED DETENTION PER CHART
2-YEAR - 2.65 AC x 0.07 AC-FT/AC = 0.19 AC-FT
100-YEAR - 2.65 AC x 0.23 AC-FT/AC = 0.61 AC-FT

PERVIOUS AREA = 1.69 ACRES

PROPOSED DETENTION = 150% OF REQUIRED

150% x 0.61 AC-FT = 0.93 AC-FT PROPOSED

FUTURE CAR WASH LOT = 1.5 ACRES
IMPERVIOUS AREA = 0.96 ACRES
IMPERVIOUS SURFACE COVERAGE = 64%

VEHICLE TURNING EXHIBIT
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BY DESCRIPTION DATE

RFS ISSUED TO CLIENT 3/21/18

GREG BARICH

NIB RFS

1 of 1
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3-21-2018

CK. BY: FILE:
DR. BY:

DATE ISSUED:

ORDERED BY:
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PG:
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REVISIONS

LAND DESCRIPTION

PARCEL 6:

COMMENCING AT THE NORTHWEST CORNER OF THE SOUTHEAST QUARTER OF SECTION

34,TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN AND RUNNING

THENCE EASTERLY ALONG THE NORTH LINE OF THE SAID SOUTHEAST QUARTER, 4.9 FEET

TO THE CENTERLINE OF STATE HIGHWAY ROUTE 31; THENCE SOUTHERLY ALONG THE

CENTER OF SAID HIGHWAY, 1558.4 FEET FOR A PLACE OF BEGINNING; THENCE SOUTHERLY

ALONG THE CENTER OF THE HIGHWAY, 80 FEET; THENCE EASTERLY AT RIGHT ANGLES TO

SAID HIGHWAY, 628 FEET; THENCE NORTHERLY, PARALLEL WITH SAID HIGHWAY, 80 FEET;

THENCE WESTERLY, 628 FEET TO THE PLACE OF BEGINNING, (EXCEPT THAT PORTION

THEREOF DEDICATED FOR HIGHWAY PURPOSES), IN MCHENRY COUNTY, ILLINOIS. ALSO

PARCEL 7:

THAT PART OF THE WEST HALF OF THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP

44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS

FOLLOWS:COMMENCING ON THE NORTH LINE OF SAID SOUTHEAST QUARTER AT A POINT

4.9 FEET EAST FROM THE CENTER OF SAID SECTION 34, BEING IN THE CENTER OF THE

STATE HIGHWAY KNOWN AS ROUTE 31; THENCE SOUTH ALONG THE CENTER OF SAID

HIGHWAY, BEING ON A LINE FORMING AN ANGLE OF 90 DEGREES 19 MINUTES TO THE RIGHT

WITH SAID EAST AND WEST QUARTER SECTION LINE, FOR A DISTANCE OF 1478.4 FEET FOR

A PLACE OF BEGINNING; THENCE EAST AT RIGHT ANGLES TO THE CENTER OF SAID

HIGHWAY FOR A DISTANCE OF 62.8 FEET TO A POINT; THENCE SOUTH AT RIGHT ANGLES TO

THE LAST DESCRIBED LINE, A DISTANCE OF 80 FEET TO A POINT; THENCE WEST AT RIGHT

ANGLES TO THE LAST DESCRIBED LINE, 62 8 FEET TO AN INTERSECTION WITH THE

CENTERLINE OF SAID HIGHWAY; THENCE NORTH ALONG THE CENTER OF SAID HIGHWAY, 80

FEET TO THE PLACE OF BEGINNING, IN MCHENRY COUNTY, ILLINOIS. (EXCEPTING FROM

BOTH PARCELS THE FOLLOWING DESCRIBED PROPERTY. THAT PART OF THE SOUTHEAST

QUARTER OF SECTION 34, TOWNSHIP 44 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL

MERIDIAN DESCRIBED AS FOLLOWS: COMMENCING AT THE POINT OF INTERSECTION OF

THE NORTH LINE OF THE SOUTHEAST QUARTER OF SAID SECTION 34, AND THE

CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31), SAID POINT OF INTERSECTION BEING

4.9 FEET EASTERLY OF THE CENTER OF SAID SECTION; THENCE SOUTHERLY ALONG THE

CENTERLINE OF F.A. ROUTE 54 (ILLINOIS ROUTE 31), 1478.4 FEET TO A PLACE OF

BEGINNING; THENCE SOUTHERLY ALONG THE CENTERLINE OF SAID F.A. ROUTE 54, 160

FEET TO A POINT; THENCE EASTERLY ALONG A LINE PERPENDICULAR TO THE CENTERLINE

OF SAID ROUTE 54, A DISTANCE OF 60 FEET TO A POINT; THENCE NORTHERLY ALONG A

LINE PARALLEL WITH THE CENTERLINE OF SAID F.A. ROUTE 54, A DISTANCE OF 160 FEET TO

A POINT; THENCE WESTERLY 60 FEET TO THE PLACE OF BEGINNING, IN MCHENRY

COUNTY,ILLINOIS.)
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STATE OF ILLINOIS

COUNTY OF WILL

SS

I, _____________________________, AN ILLINOIS PROFESSIONAL LAND SURVEYOR, DO

HEREBY CERTIFY THAT THE PLAT AS HEREON DRAWN IS A CORRECT REPRESENTATION OF

THE PROPERTY DESCRIBED IN THE FOREGOING CAPTION.

FURTHERMORE, I DESIGNATE THE CITY OF CRYSTAL LAKE TO ACT AS MY AGENT FOR THE

PURPOSES OF RECORDING THIS DOCUMENT.

DATED THIS ________ DAY OF ________________________, 2018.

BY: ________________________________________________________

ILLINOIS PROFESSIONAL LAND SURVEYOR

LICENSE NO. ________________________________________________

SURVEYOR'S CERTIFICATE

 035-003558

ROBERT F. SLUIS

STATE OF ILLINOIS

COUNTY OF _______

APPROVED AND ACCEPTED BY THE CITY OF CRYSTAL LAKE, ILLINOIS,

AT A MEETING HELD ON THIS _______ DAY OF ___________________,  20______ .

__________________________                              _________________________________

MAYOR CITY CLERK

CITY COUNCIL CERTIFICATE

SS

)

)

TO

PLAT OF ANNEXATION
THE CITY OF CRYSTAL LAKE, ILLINOIS

OWNERSHIP CERTIFICATE 

STATE OF ILLINOIS)

COUNTY OF           )

DATED THIS        DAY OF               , A.D. 20     .

OWNER

OWNER'S NOTARY CERTIFICATE

GIVEN UNDER MY HAND AND NOTORIAL SEAL IN                   COUNTY, ILLINOIS

NOTARY PUBLIC

                                                                                         

I,                                   , A NOTARY PUBLIC, IN AND FOR 

SAID COUNTY, IN THE STATE AFORESAID, DO HEREBY CERTIFY THAT THE PEOPLE 

WHOSE SIGNATURES APPEAR IN THE "OWNERSHIP CERTIFICATE" ARE PERSONALLY 

KNOWN TO ME TO BE THE SAME PERSONS WHOSE NAMES ARE SUBSCRIBED TO 

THE FOREGOING INSTRUMENT AS SUCH OWNERS AND THAT THEY APPEARED 

BEFORE ME THIS DAY IN PERSON AND ACKNOWLEDGED THAT THEY SIGNED AND 

DELIVERED THE EASEMENT PLAT AS THEIR OWN FREE AND VOLUNTARY ACT FOR 

PURPOSES THEREIN SET FORTH.

THIS        DAY OF               , A.D. 20     .

STATE OF ILLINOIS)

COUNTY OF            )

I,                                                           , DO HEREBY CERTIFY THAT I AM THE OWNER OF THE

PROPERTY DESCRIBED IN THE CAPTION TO THE PLAT HEREON DRAWN AND AS SUCH

OWNER, SO HEREBY CONSENT TO THE ANNEXATION GRANTED BY THIS DOCUMENT.

SS

SS
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