
#2019-00186 
Northside Center – Annexation 
Project Review for Planning and Zoning Commission 
 

 
 
Meeting Date:   January 15, 2020 
 
Request: 1. Rezoning upon annexation to Office PUD and 
 2. Special Use Permit for a resale shop.  
 
Location: 40-60 W. Terra Cotta Ave 
 
Acreage: 2.78 acres 
 
Zoning: Office PUD 
 
Requested Zoning: Office PUD 
 
Surrounding Properties: North: R-1 – Single-Family Residential PUD  
 South: M – Manufacturing 

East: O – Office PUD  
West: O – Office PUD & B-2 – General Commercial  

 
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. 

 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.  
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 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 Office PUD.  The property was granted the Office PUD zoning 
through a 1981 federal court lawsuit Settlement Agreement. A Special Use Permit for a 
resale shop was approved in 2002. 

 

Findings of Fact: 
REZONING 

 The property is currently zoned 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; 
 Meets   Does not meet 

 
 

7. The Comprehensive Plan designation and the current applicability of that designation; and 
 Meets   Does not meet 
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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 resale shop (used merchandise) 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 
 
8. The use will meet requirements of all regulating governmental agencies. 

 Meets   Does not meet 



Northside Center  January 15, 2020 
Annexation to correct property tax code 
 
 

 

 4

 
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, used merchandise stores must comply with the following standards: 
 

a. Location: Used merchandise stores 15,000 square feet in area or less must be located more 
than 500 feet from an existing similar use. Measurements shall be made in a straight line, 
without regard to intervening structures or objects, from the property line of the proposed 
use to the property line of the existing use. 

b.  Meets   Does not meet 
 

c. Outdoor display: Outdoor display, storage, and sales of items is not permitted. 

 Meets   Does not meet 
 

d. Police inspection: Records of all items purchased and sold shall be kept and shall be made 
available during regular business hours for inspection by the Police Department. 

 Meets   Does not meet 
 

e. Electronic reporting: Any used merchandise store that purchases electronic goods or 
jewelry is required to report/upload to LeadsOnline, or the City's current electronic 
reporting system, the information outlined by the City's Police Department for each and 
every transaction where electronic goods or jewelry were purchased by the end of that 
business day. All information shall be recorded in the English language. The electronic 
reporting requirement also applies to all used merchandise stores that conduct 10 or more 
purchase transactions (not limited to electronic goods or jewelry) in one week (calculated 
from each Monday through the next Sunday, inclusive). 

 Meets   Does not meet 
 

 
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 (Helco Corporation & LaSalle National Trust 120591, dated 11/20/19, 

received 11/21/19) 
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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 the Settlement Agreement dated 
11/10/1983 and accepted by Resolution 83R-26, as well as Ordinance 5538 (File #2002-40) 
are all still valid.   
 



PLN-2019-00186 NORTHSIDE CENTER – 40 & 60 W TERRA COTTA AVE ANNEX & REZONE 

CORRECT COUNTY’S TAX CODE 
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