
#2019-00173 
Hawthorn Storage – Annexation 
Project Review for Planning and Zoning Commission 
 

 
 
Meeting Date:   January 15, 2020 
 
Request: 1. Rezoning upon annexation to B-2 General Commercial 

and Office PUD, 
 2. Special Use Permit for a mini-storage facility, 
 3. Variations from Articles 2-300, 3-200, 4-200, 4-400 and 

5-200 to comply with the approved site plan. 
 
Location: 100 W. Terra Cotta Ave 
 
Acreage: 3.13 acres 
 
Zoning: B-2 General Commercial & Office PUD 
 
Requested Zoning: B-2 General Commercial & Office PUD 
 
Surrounding Properties: North: R-1 – Single-Family Residential PUD  
 South: M – Manufacturing 

East: O – Office PUD  
West: M – Manufacturing  

 
Staff Contact: Kathryn Cowlin (815.356.3798) 
 
 
Background:    

 As part of the Centennial Strategic Plan, the City Council identified a key strategy in 
development and reinvestment in the community by exploring annexation opportunities. 
Also during this process, City staff worked with McHenry County to reconcile any 
discrepancies in the city boundary and the property tax rolls. 

 It was discovered that the properties commonly known as the Northside Center and 
Hawthorn Storage were not included in the property tax rolls for the City. Based on City 
records, it appears the property would have been incorporated during the consolidation of 
the Village of Nunda and the Village of Crystal Lake in 1914. City staff worked with the 
County to correct the boundary discrepancy by providing zoning maps dating back to 1927, 
copies of building permits and zoning approvals on multiple occasions since at least 1945, 
a copy of the 1981 federal court lawsuit between the City and the property owner, first 
response service records dating back 15 years and an issued liquor license dating back to 
1989. 
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 Despite the documentation listed above, McHenry County will not correct the tax roll 
unless an annexation ordinance is recorded with the Recorder of Deeds and filed with the 
McHenry County Clerk.  

 The property owners have submitted annexation petitions at the City’s request. The existing 
zoning approvals would be requested so the existing tenants and businesses would not be 
affected by the process.  

 
Development Analysis:  
LAND USE/ZONING 

 The site is currently zoned B-2 General Commercial and Office PUD.  The property was 
granted a Special Use Permit and variations for the mini-storage facility in 1997 and 1998, 
the zoning approvals are repeated through the current request and coupled with the 
annexation request, to meet the County’s requirements and maintain the business’ 
approvals.  

 

Findings of Fact: 
REZONING 

 The property is currently zoned B-2 and Office PUD.  Property annexed into the City of 
Crystal Lake comes in as E- Estate zoning.  The existing zoning designations would be 
reinstated. Section 9-200 B of the Unified Development Ordinance establishes standards 
for rezoning. The criteria are as follows: 

 
1. The existing uses and zoning of nearby property; 

 Meets   Does not meet 
 

2. The extent to which property values are diminished by a particular zoning classification or 
restriction; 

 Meets   Does not meet 
 

3. The extent to which the destruction of property value of a petitioning property owner 
promotes the health, safety, morals, or general welfare of the public; 

 Meets   Does not meet 
 

4. The relative gain to the public as opposed to the hardship imposed on a petitioning property 
owner; 

 Meets   Does not meet 
 

5. The suitability of the subject property for its zoned purposes; 
 Meets   Does not meet 

 
6. The length of time the property has been vacant as zoned, considered in the context of land 

development in the area; 
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 Meets   Does not meet 
 
 

7. The Comprehensive Plan designation and the current applicability of that designation; and 
 Meets   Does not meet 

 
8. The evidence or lack of evidence, of community need for the use proposed. 

 Meets   Does not meet 
 
 
SPECIAL USE PERMIT 
The petitioner has requested a Special Use Permit to allow a mini-storage facility at the subject 
property.  Special Uses require a separate review because of their potential to impact surrounding 
properties and the orderly development of the City.  Section 2-400 B of the Unified Development 
Ordinance establishes standards for all Special Uses in Crystal Lake.  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 
 
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 
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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, self-storage and mini-warehouse uses must comply with the following standards: 
 

a. General: No business activity other than the rental of storage units shall be conducted on 
the premises. The storage of hazardous, toxic or explosive substances, including, but not 
limited to, hazardous waste, industrial solid waste, medical waste, municipal solid waste, 
septage, or used oil is prohibited. 

 Meets   Does not meet 
 

b. Site layout: Buildings shall be situated such that the doorways or access points are facing 
away from the yards abutting street rights-of-way. 

 Meets   Does not meet 
 

c. Screening: An eight feet tall solid screen consisting of a solid wooden fence in accordance 
with the provisions of Section 4-700, Fences, walls and screening, or opaque landscaping 
along the perimeters of the property in accordance with the provisions of Section 4-400, 
Landscaping and screening standards, shall be provided. 

 Meets   Does not meet 
 

d. Landscaping: Landscaping shall be provided within a minimum five-foot-wide landscape 
beds along the foundations of the ends of the storage buildings, in accordance with the 
provisions of Section 4-400, Landscaping and screening standards. 

 Meets   Does not meet 
 

e. Security: Security lighting shall be provided to safely illuminate all areas of the facility. 
The use of photocell units and motion sensors is encouraged as a means of saving energy. 
If overnight security personnel will be staying at the facility, provide details regarding the 
location of the proposed residence. Appropriate utilities to serve the unit shall be provided. 
No more than one overnight unit shall be provided per facility. 

 Meets   Does not meet 
 
ZONING ORDINANCE VARIATIONS 
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The petitioner is requesting variations from Articles 2-300, 3-200, 4-200, 4-400 and 5-200 to 
comply with the approved site plan. The Unified Development Ordinance lists specific standards 
for the review and approval of a variation.  The granting of a variation rests upon the applicant 
proving practical difficulty or hardship caused by the Ordinance requirements as they relate to the 
property.   
 
To be considered a zoning hardship, the specific zoning requirements; setbacks, lot width and lot 
area must create a unique situation on this property.  It is the responsibility of the petitioner to 
prove hardship at the Planning and Zoning Commission public hearing. 
 
Standards 
When evidence in a specific case shows conclusively that literal enforcement of any provision of 
this Ordinance would result in a practical difficulty or particular hardship because: 

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

 Meets   Does not meet 
 

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

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

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

 Meets   Does not meet 
 

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

 Meets   Does not meet 
 

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

 Meets   Does not meet 
 

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 
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Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variation be denied.   
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, the following conditions 
are recommended: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the City 
Council: 
A. Application (James B Keelan Trust and Lorraine E Keelen Trust, dated 10/14/19, received 

10/14/19) 
 
2. An Annexation Ordinance, by State Statute, classifies a property as Estate zoning and the intent 

of this request is to allow the previously approved zoning approvals to remain in effect and to 
correct McHenry County records. 
 

3. The zoning approvals and related conditions of approval from Ordinances 3756 (File #94-64), 
4070 (File #97-40), 5029 (File #97-65) and 5471 (File #5471) are all still valid.   
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