
          
    
 #2014-40 

Boyer – Rezoning and SUP 
           Project Review for Planning and Zoning Commission 

     
 
Meeting Date:  October 1, 2014 
 
Request: Rezoning from M-L Manufacturing Limited to B-4 Downtown 

Commercial and a Special Use Permit to allow a single-family 
attached first floor residential use in the B-4 zoning district. 

  
Location: 171 S. Main Street 
 
Acreage: Approximately 19,300 square feet – 5,750 square-foot building 
 
Existing Zoning: M-L Manufacturing Limited 
 
Proposed Zoning: B-4 Downtown Commercial 
 
Surrounding Properties: North: M-L Manufacturing Limited 

South: M Manufacturing 
 East: M Manufacturing 
 West: (Across Main Street) R-2 Single Family Residential 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• Existing Use:  The site contains an existing manufacturing/office building.  

• Previous Approvals:  2005 Annexation and zoning from I-1 Light Industry in McHenry 
County to M-L Manufacturing Limited.  The site was annexed as is with the 
improvements as they exist today. 

• Request:  The petitioner is requesting a rezoning from M-L to B-4 as well as a Special 
Use Permit. 

 
Development Analysis:  
Land Use/Zoning 

• The site is currently zoned M-L Manufacturing Limited.  The petitioner is requesting a 
zoning change to B-4 Downtown Commercial to allow the building to be used for retail 
sales, showroom, office, storage and residential uses. 
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• The land use map shows the area as Mixed Use.  This is an appropriate land use 
designation for B-4 zoning or a multi-use building.  Additional Downtown zoning criteria 
is listed below in the findings of fact section. 

• The petitioner is also requesting a Special Use Permit.  Residential is permitted in the B-4 
zoning district as upper story only.  This would be residential on the first floor. 

 
Site Layout 

• There is an existing driveway off Main Street leading to a back parking area and overhead 
garage doors. 

• The petitioner will maintain the driveway and parking access for his residential parking as 
well as customers to the office, showroom or retail portion of the building.  

Building Elevations 
• The building is constructed of brick with large glass windows along the front.  The 

petitioner plans to do maintenance work and add architectural details to enhance the 
building. 

Parking 
• The project requires 2 spaces for the residence + 4.8 spaces for the office space + 4 spaces 

for the workroom for Lifestyle and White Oak Industries (home furnishing stores) for a 
total of 11 parking spaces.   

• All parking must be on a paved surface and striped with the appropriate number of spaces 
and accessible spaces. 
 

Findings of fact: 
REZONING 

• The property is currently zoned M-L Manufacturing Limited.   
• The property would be rezoned to B-4 Downtown Commercial.  The Downtown zoning 

criteria are: 
 General: This district is for the City’s historic downtown and its immediate 

surroundings and for any new intense commercial and residential development 
servicing a transit stop.  It is to permit a mix of commercial uses, as well as high-
density residential uses.  Mixed-use with offices or residential uses on the upper 
floors is encouraged.  This district is not appropriate or warranted in any location 
other than the historic downtown, its expansions and new transit-oriented 
development. 

 Character:  This district is characterized by multi-story buildings that create a 
mass of buildings occupying the entire block.  Zero front and side yard setbacks 
are integral to the character of this district.  Structured parking is encouraged to 
achieve the desired densities. 

 Uses:  This district encourages mixed use.  Retail, food service and service 
businesses are desired on the street level.  Upper levels should provide for office 
and residential uses.  A significant residential population is intended to provide a 
need for convenience and neighborhood-serving businesses. 
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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 
 (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 

 
 
SPECIAL USE PERMIT 
The petitioner has requested a Special Use Permit to allow a single-family attached dwelling in 
the B-4 zoning district as a first floor use not an upper story residence.  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 
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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 
 

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 
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Comprehensive Land Use Plan 2020 Vision Summary Review:
The Comprehensive Plan designates the subject property as Mixed Use, which allows for a blend 
of commercial, office and residential uses.  The following goal is applicable to this request: 

  

 

Goal: Balance the various land uses within the city to create more compact, mixed-use 
livable neighborhoods while providing a variety of housing, jobs, transportation options 
and business services. 

Land Use: Industry 

 
This can be accomplished with the following supporting action: 
Supporting Action: Maintain compatibility with adjacent land uses throughout the city and 
with neighboring communities. 
Success Indicator: Approval of zoning requests which comply with the adopted 
Comprehensive Plan Land Use Map. 
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request for a Final PUD approval for 
Phase 1 is made, the following conditions are recommended: 
 
1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 
A. Application (Boyer, received 09/11/14) 
B. Application Packet Narrative (Boyer, received 09/15/14) 
 

2. The petitioner shall submit a complete set of building permit plans for any interior alterations 
and is required to meet all life-safety codes for all commercial, office and residential uses. 
 

3. All parking areas shall be on a paved surface with at least 1 enclosed space for the residence 
and 11 additional striped spaces. 
 

4. The petitioner shall address all of the review comments and requirements of the Community 
Development and Fire Rescue Departments. 
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