
 

#2010-50 
       McHenry County Mental Health Board   
 Project Review for Planning and Zoning Commission      
  
   
Meeting Date:  September 1, 2010 
 
Zoning Request: Final Planned Unit Development Amendment to allow an addition 

to the existing McHenry County Mental Health Building. 
  
Location: 620 Dakota Street 
 
Acreage: 0.886 acres 
 
Existing Zoning: O-PUD 
 
Surrounding Properties: North (M-L), Vacant land 

South (O-PUD), Office 
 East (O-PUD), Office 

West (M), Office 
  
Staff Contact:   Elizabeth Maxwell 815-356-3615 
 
 
Background:  This parcel was annexed and zoned in early 2009.  The petitioners came 
through and requested a height variation in August of 2009 from the maximum permitted 
height of 25-feet in the Office Zoning District to allow up to 45-feet.  The rear portion of 
the lot has a slope to the grade so the height of the building varies.  The height of the 
building is 21-feet at the lowest portion and up to a total height of 31-feet where the ground 
slopes away.  McHenry County Mental Health is proposing an expansion onto the existing 
building and additional parking.  The petitioners are requesting the Final PUD Amendment 
to allow the addition to the existing building.  
 
Land Use Analysis:  
Site Plan 
This lot was landlocked surrounded by office buildings and the County Health building.  
The new building is a two-story 22,560 square foot addition and would create additional 
office space.  The new addition is located behind the existing building, which fronts on 
Dakota Street.  The required parking for office space is 126 spaces; the site would 
provide 114 spaces.  A portion of the parking lot, 16 spaces, is planned as an alternate 
and would be paved if additional parking is needed.  McHenry County Health shall be 
responsible for providing the necessary parking on site.  Staff shall monitor the parking in 
this area and if it is noticed that there is a parking problem the owner shall be required to 
provide the additional parking immediately.   
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Elevation 
The new building would match the exterior materials, style and roof slope of the existing 
building.  The building would be brick with concrete banding.  The windows are 
aluminum clad wood windows to match the existing windows.  Staff is suggesting that 
one window be added on the south elevation at the second-story corner office to match 
the look of the other corner office.  The existing building will hide most of the new 
addition from Dakota Street.  Any roof mounted mechanical equipment shall be painted 
to blend with the roof color and screened as necessary. 
 
Signage 
McHenry County Health currently has a free-standing sign along Dakota Street.  The sign 
base matches the brick on the building and in an internally illuminated sign.  No changes 
are proposed to this sign. 
 
Landscape  
The new parking lot area will be landscaped with a variety of deciduous and evergreen 
shrubs.  Several new Honey Locust trees and Prairiefire Crabapple trees will be planted 
in the parking lot islands.  The new building will have foundation base landscape 
plantings around the west and north sides.  The new landscape will complement the 
existing landscape. 
 
 
Findings of fact: 

Final Planned Unit Development Amendment 

The petitioner is requesting approval of an amendment to a Final Planned Unit Development 
to allow the building addition and parking variation.  A Planned Unit Development is a 
Special Use and Special Uses require separate review because of their potential to impact 
surrounding properties and the orderly development of the City.  Article 4-500 in the 
Unified Development Ordinance lists the standards for a PUD, this request complies with 
those standards.  In addition Article 2 Section 2-400 B of the Unified Development 
Ordinance establishes general standards for all Special Uses in Crystal Lake.  Briefly, the 
criteria are as follows: 
 
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 
 

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

 
 
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.  
 
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. If the 
evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variation request be lessened or denied. 
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Parking variation 
The city’s parking requirements are based on typical standards for parking.  They do not 
necessarily reflect the needs of an actual business.  Using the square footage of the building 
requires 126 parking spaces, the McHenry County Health offices do not need that amount 
of parking for their employees.  To reduce initial costs and to retail open space, the 
petitioners are proposing an additional parking area that can be constructed if necessary.  
The total parking that would be provided on site would be 114 spaces, this is a variation of 
12 spaces. 
 
 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Office, which is defined as: 
“representing existing office areas and indicates areas for future office uses.” The 
petitioner’s request would be consistent with the Comprehensive Land Use Plan.  
 

Within the Commerce/Office/Industry Land Use section of the Comprehensive Plan, the 
following goal and objective is related to the petitioner’s requests:  
 

Objective #2: Encourage business development that maximizes links to related 
businesses, infrastructure, and customers. 

� Encourage the reuse and redevelopment of existing buildings and facilities instead 
of growth into undeveloped land 

� Encourage the redevelopment of “brownfield” sites, underused or abandoned 
industrial properties in the city, and either to reuse already existing structures or 
draw upon existing infrastructure. 

 
 
Recommended Conditions:  
A motion to recommend approval of the petitioner’s request with the following 
conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved 
by the City Council: 
A. Application (McHenry County Mental Health Board, received 08/16/10). 
B. Site Plans (Gillespie Design Group, dated 08/16/10, received 08/16/10) 
 

2. The following Variation is hereby granted as part of this PUD: 
A. The reduction in the required parking from 126 spaces to allow 114 spaces, with 

98 of those spaces to be constructed with the building addition construction. 
 

3. Should the City Building Division find insufficient parking onsite through routine 
inspection or complaint McHenry County Mental Health Board shall immediately 
construct the additional 16 parking spaces. 

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

Engineering and Building, Fire Rescue, Police, Public Works, and Planning and 
Economic Development Departments. 
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