
          
    

 #2013-58  Crystal Lake Beer Company 
 Project Review for Planning and Zoning Commission 
     

 
Meeting Date:  December 4, 2013 
 
Requests: Special Use Permits for a Drinking Place and a beer microbrewery 

in the B-4 Downtown District 
  
Location: 150 N. Main Street 
 
Acreage:  0.9 acres 
 
Existing Zoning: B-4 Downtown District 
 
Surrounding Properties: North: R-3 B –Multi-Family: residential 

South: B-4 Downtown: residential, commercial 
 East: R-3B/B-4: commercial 
 West: R-3B – Multi-Family: residential 

  
Staff Contact:   Michelle Rentzsch (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• Previous Approvals:  This property originally was the site of Reichert Chevy automobiles 
and then Grand Rental Station for a number of years.   

• Existing Use:  Currently the site is not utilized; containing a vacant building and its 
associated parking area.   

• Request:  Special Use Permits to allow beer manufacturing and distribution in the B-4 
Downtown District and for a Drinking Place to allow a tap room that is associated with 
the craft microbrew beers that are being created on-site. 
 

Development Analysis:  
• General: Crystal Lake Beer Company would like to brew beer to package and sell to local 

businesses.  In addition, a tap room would be offered so potential customers could sample 
the products.  The building and site would be refurbished without expanding the 
building's footprint or impacting the size of the parking area. 

• Land Use:  The Comprehensive Land Use map shows the area as Commerce.  This land 
use designation is considered appropriate for the proposed use. 

• Zoning:  The site is zoned B-4 Downtown Business.  A Drinking Place is permitted in the 
B-4 district with a Special Use Permit.  The manufacturing and distribution of beer can be 
considered in this district via a Special Use Permit. 
 

Site Layout 
• The site has existing access points from Main, Gates and First Streets. 



Crystal Lake Beer Company  December 4, 2013 
Special Use Permits for a microbrewery 
 
 

 

 
2

• Customer parking is provided predominantly to the west of the building with 10 spaces 
shown to the south of the main entrance. 

• Limited outdoor storage is indicated to the west of the building for the spent grain 
containers.   

 
Parking 

• There are 42 parking spaces shown on the site plan.   
• Based on the UDO requirements for Drinking Places and the total of 8 employees, 37 

parking spaces are required.  As this property is located within the Downtown District, the 
parking requirement is 70% of elsewhere in the City due to the availability of on-street 
parking.  The parking requirement for this property is 26 spaces and 42 spaces have been 
provided. 
 

Signage 
• No freestanding sign is indicated.   
• Wall signage: A 100-square foot, externally illuminated wall sign and a 24-square foot 

project sign are indicated for this building, for a total 124 square feet of wall signage.  For a 
single tenant building, a total of 150 square feet of wall signage is permitted.  No wall sign 
is to exceed 75 square feet; and no projecting sign is to exceed 9 square feet – variations to 
allow the signage as proposed via the SUP is requested. 

• The floor plan shows future tenant spaces. If this is to be a multi-tenant building, 50 square 
feet per tenant space is permitted.   
 

Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for 
existing and future commercial and business uses.  The following goals are 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 actions: 

Supporting Action: Promote, retain and attract businesses that provide a diverse tax base. 
 
Economic Development – Attract and Retain Businesses 
Goal: Establish marketing efforts to attract and retain businesses throughout the City. 
 
This can be accomplished with the following supporting actions: 

Supporting Action: Continue to solicit the retail businesses which are most likely to succeed in 
various retail nodes in Crystal Lake. 
 
Findings of fact: 
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SPECIAL USE PERMIT  
Special Uses require a separate review because of their potential to impact surrounding properties 
and the orderly development of the City.  Section 2-400 of the Unified Development Ordinance 
establishes standard for all Special Uses in Crystal Lake.  The criteria are as follows: 
 

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 
 



Crystal Lake Beer Company  December 4, 2013 
Special Use Permits for a microbrewery 
 
 

 

 
4

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 
 

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 
 

In addition, Drinking Places (Alcoholic Beverages) must comply with the following standards:  

a. Screening: Any bars, taverns, nightclubs and lounges located adjacent to a residential property 
shall provide a 6 foot tall solid screen consisting of a solid wooden fence along the perimeters of 
the property, in accordance with the provisions of Article 4-700, Fences, Walls and Screening.  

 Meets   Does not meet 

The petitioner will meet this requirement. From the plat of survey, it appears that the building 
sits on the northern property line; therefore; the requirement to provide screening would extend 
from the northwest corner of the building and approximately 30 feet to the west, as Lot 7 along 
First Street is not a residential property.  It appears there's a current fence that exists in the 
required location.  The ownership of the fence section and the extension of the fence to First 
Street should be investigated.   

 

 

 

 

 

 

 

 

Red line: required fence 
screening 
Green dotted line: recommended 
extension of that fence screening 
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b. Entrance: 1 clearly-marked, main entrance for all patrons to enter and exit from, exclusive of 
fire exits or other required points of ingress and egress must be provided. 

 Meets   Does not meet 

The petitioner will meet this requirement. 

c. Live music: If live music is to be played, in-wall sound-barriers or other means to prevent 
sound from traveling beyond the property lines of the subject property must be provided. Any 
amplified sound as measured at the closest property line of the closest adjoining property, must 
not exceed 55 decibels where adjoining residential property and 65 decibels where adjoining 
non-residential property.  

 Meets   Does not meet 

The petitioner will meet this requirement. 
 
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 (CL Beer Company, received 11/13/13) 
B. Plat of Survey (Vanderstappen, 11/22/2013) 
C. Site Plan (Korte, dated 11/25/13) 
D. Floor Plan (Korte, dated 11/25/13) 
E. Signage (Korte, dated 11/25/13) 
 

2. Site Plan: 
a. Verify ownership of the existing fence located at the northwest corner of the building.  

Extend this fence screening to First Street. 
b. Provide screening details that meet the UDO for the trash dumpster and the outdoor 

storage of the spent grain containers.   
c. With the curb stops provided, the parking spaces can be shown as 17.5 feet in length.  

This additional room might allow for another single row of parking to be striped within 
the center of the main parking area. 

d. Provide some landscape screening south of the 5 parking spaces at the SEC of the site. 
 

3. Signage: 
a. As additional wall signage is being granted for this building, no freestanding sign is 

permitted for this property. 
b. Via the Special Use Permit approval, the main building wall sign may exceed 75 square 

feet in area to allow 100 square feet; and the projecting sign may exceed the 9 square feet 
in area requirement to allow 24 square feet, as shown on the sign plan.   

c. The signage for this building shall meet the UDO in every other requirement. 
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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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