
 

 

          
    
 #2011-25 

BP - McDonalds 
          Project Review for Planning and Zoning Commission 

     
 
Meeting Dates: June 15, 2011 
 
Requests: 1. Rezoning from B-1V McHenry County to W PUD Watershed 

allowing the B-2 General Commercial bulk standards and 
uses, upon annexation. 

 2. Special Use Permits to allow a gas station and fast food 
restaurant with a drive-through. 

  
Location: 7615 Route 176 
 
Acreage: Approximately 1.358 acres 
 
Existing Zoning: B-1V Neighborhood Business McHenry County 
 
Requested Zoning: W PUD Watershed Planned Unit Development 
 
Surrounding Properties: North: B-1 McHenry County 

South: B-2 PUD General Commercial 
 East: W PUD Watershed 
 West: B-1 McHenry County 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:   
The subject property is currently zoned B-1 V Neighborhood Business under McHenry County’s 
jurisdiction.  The petitioners desire to annex the property into the City and rezone the site to W 
Watershed with a PUD overlay.  The site is currently developed with a gas station, convenience 
store and McDonalds with a drive-through.  This property is within the City’s Watershed 
boundary.  The desire is to annex to be able to connect to City utilities.  The petitioners need 
Special Use Permits for the gas station and the drive-through.  
 
Land Use Analysis:  
The site is currently developed with one free-standing building which is the convenience store 
and McDonalds Restaurant.  There are four gas pump islands under a canopy.  There are 
entrances on both Route 176 and Route 14.  There is an existing free-standing sign at the corner 
of Routes 176 and 14.  The majority of the site is impervious.  Through the annexation, the site 
and all existing structures would be accepted as is.  The petitioners are requesting W PUD 
zoning and will be subject to the Watershed provisions with any redevelopment plans or 
expansion of the use.  Any new development would need to meet the Crystal Lake Watershed 
Stormwater Management Design Manual.  As is typical with annexations, the property would be 
accepted ‘as is’ with existing setbacks and site improvements.  Any redevelopment of the 
property would be required to meet the City Ordinances in effect at the time of the improvement. 
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Exhibit A illustrates the buildings, the parking and site circulation and other existing conditions.  
Exhibit B illustrates the existing free-standing sign.  Per the annexation agreement, if the sign is 
replaced by the owner or the property is sold, then the sign will need to be replaced with a sign 
that meets the UDO requirements.  The main building is setback 44 feet from Route 176 and 110 
feet from Route 14.  Typical setbacks along Route 176 and Route 14 are 40 feet, though these 
increase to 80 feet on Route 176 west of Route 14 and on Route 14 north of Route 176.  The gas 
station pump canopy is located 30 feet from Route 176 and 20 feet from Route 14.  The sign is 
located 10 feet from the intersection right-of-way.  This site exceeds the maximum 65% 
impervious site coverage typically allowed in B-2 zoning 

 
Findings of fact: 
Rezoning 
The property is currently zoned B-1 in McHenry County.  Property annexed into the City of 
Crystal Lake comes in as E, Estate zoning.  The property will be rezoned to W Watershed PUD 
since the property is within the Crystal Lake watershed boundary.  The property is currently 
developed with uses typically found within the B-2 zoning district.  In addition, the surrounding 
properties are zoned B-1 in the County and B-2 in the City.  Although the property will be zoned 
W, uses and bulk requirements will be permitted as found in the B-2 zoning district.  Since the 
property has a PUD overlay, changes to the site would require amendment to the PUD approval.   
 
Criteria for Rezoning 
 (a) The existing uses and zoning of nearby property. 
 

(b) The extent to which property values are diminished by a particular zoning classification 
or restriction.  

 
(c) The extent to which the destruction of property value of a petitioner property owner 

promotes the health, safety, morals or general welfare of the public. 
 
 (d) The relative gain to the public as opposed to the hardship imposed on a petitioning 

property owner. 
 
 (e) The suitability of the subject property for its zoned purposes.  
 
 (f) The length of time the property has been vacant as zoned, considered in the context of 

land development in the area. 
  
 (g) The Comprehensive Plan designation and the current applicability of that designation. 

 
 (h) The evidence or lack of evidence, of community need for the use proposed. 
 
 
Special Use Permit 
Gas Stations are allowed through a Special Use Permit.  Drive-through fast food restaurants are 
permitted as a Limited Use, but since this drive-through exists it cannot meet the City established 
criteria in the Unified Development Ordinance, so becomes a Special Use.  Article 2 Section 2-
400 B of the Unified Development Ordinance establishes general standards for all Special Uses 
in Crystal Lake.  The criteria are as follows: 
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1. That the proposed use is necessary or desirable, at the location involved, to provide a 
service or facility which will further the public convenience and contribute to the general 
welfare of the neighborhood or community. 

 Meets   Does not meet 
 

2. That the proposed use will not be detrimental to the value of other properties or 
improvements in the vicinity. 

 Meets   Does not meet 
 

3. That the proposed use will comply with the regulations of the zoning district in which it 
is located and this Ordinance generally, including, but not limited to, all applicable yard 
and bulk regulations, parking and loading regulations, sign control regulations, 
watershed, wetlands, and flood plain regulations, Building and Fire Codes and all other 
applicable City Ordinances.  

 Meets   Does not meet 
 

4. That the proposed use will not negatively impact the existing off-site traffic circulation; 
will adequately address on-site traffic circulation; will provide adequate on-site parking 
facilities; and, if required, will contribute financially, in proportion to its impact, to 
upgrading roadway and parking systems.  

 Meets   Does not meet 
 

5. That the proposed use will not negatively impact existing public utilities and municipal 
service delivery systems and, if required, will contribute financially, in proportion to its 
impact, to the upgrading of public utility systems and municipal service delivery systems. 

 Meets   Does not meet 
 

6. That the proposed use will not impact negatively on the environment by creating air, noise, 
or water pollution; ground contamination; or unsightly views.  

 Meets   Does not meet 
 

7. That the proposed use will maintain, where possible, existing mature vegetation; provide 
adequate screening to residential properties; provide landscaping in forms of ground 
covers, trees and shrubs; and provide architecture, which is aesthetically appealing, 
compatible or complementary to surrounding properties and acceptable by community 
standards, as further detailed in Article 4, Development and Design Standards.  

 Meets   Does not meet 

8. That the proposed use will meet standards and requirements established by jurisdictions 
other than the City such as Federal, State or County statutes requiring licensing 
procedures or health/safety inspections, and submit written evidence thereof.  

 Meets   Does not meet 
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9. That the proposed use shall conform to any stipulations or conditions approved as part of 
a Special Use Permit issued for such use.  

 Meets   Does not meet 
 

10. That the proposed use shall conform to the standards established for specific special uses 
as provided in this section. 

 Meets   Does not meet 
 
 
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 (Donald Hemmesch, Jr., received 04/26/11). 
B. Plat of Annexation (Cemcon, Ltd., dated 4-18-11, received 04/26/11) 
C. Plat of Survey (Cemcon, Ltd., dated 4-18-11, received 4-26/11) 
 

2. Changes to the site which affect the building architecture, on-site structures, parking and 
traffic circulation, increase the impervious surface coverage or change uses shall be required 
to be reviewed by the City and may require a PUD Amendment.  Changes to sign copy are 
not required to amend the PUD.  
 

3. 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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Exhibit A 
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Exhibit B 
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