
#2012-87 

5111 E. Terra Cotta Avenue 
(Northside Community Bank) 
Project Review for Planning and Zoning Commission 

 

Meeting Date: February 6, 2013 
 
Zoning Request Rezoning, upon annexation, from B-1 (McHenry County) to B-2 

(City of Crystal Lake). 
   
Location: 5111 E. Terra Cotta Avenue 
 
Acreage: approximately 3.4 acres 
 
Existing Zoning: B-1 (McHenry County) 
 
Requested Zoning: B-2 General Commercial 
 
Surrounding Properties: North: M-L Manufacturing Limited 
 South: R-1 Single Family Residential 

East: B-2 General Commercial 
West: B-2 PUD General Commercial 

 
Staff Contact: Elizabeth Maxwell (815.356.3615) 
 
 

Background: 
• Existing Use:  The Crystal Lake Rib house, parking lot, signage and a billboard sign 

currently exist on the site.  These uses were approved through the County. 
• History:  The property is annexing as part of the city’s comprehensive annexation program, 

where county islands are encouraged to annex to receive city services. 
 
Development Analysis:  
General 

• Request:  To zone the property B-2 within the City of Crystal Lake as part of an 
Annexation. 

• Land Use:  The land use map shows the property as Commerce.  No Comprehensive Land 
Use Plan Map Amendment is necessary. 

• Zoning:  The property is currently zoned B-1 in McHenry County.  The equivalent zoning 
district in the City of Crystal Lake is B-2.  The existing uses fit within the B-2 zoning 
district.   
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2030 Comprehensive Land Use Plan Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for existing 
and future commercial and business 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. 
 
This can be accomplished with the following supporting action: 

Supporting Action: Promote, retain and attract businesses that provide a diverse tax base. 
Success Indicator: The number of small business occupancies. 
 
 
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 B-2 General Commercial.  The property is currently 
improved with the rib house, parking area, signs and a billboard.   

 
Criteria for Rezoning 
 (a) The existing uses and zoning of nearby property. 

 Meets   Does not meet 

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

 Meets   Does not meet 

(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. 

 Meets   Does not meet 

 (d) The relative gain to the public as opposed to the hardship imposed on a petitioning property 
owner. 

 Meets   Does not meet 

 (e) The suitability of the subject property for its zoned purposes.  

 Meets   Does not meet 

 (f) 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 
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 (g) The Comprehensive Plan designation and the current applicability of that designation. 

 Meets   Does not meet 

 (h) The evidence or lack of evidence, of community need for the use proposed. 

 Meets   Does not meet 
 
 
Recommended Actions:  
A motion to recommend approval of the petitioner’s request to rezone the subject property from 
“B-1” McHenry County to “B-2” General Commerce. 



 2

PIQ Map 
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