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Thorton’s Gas Station – Conceptual PUD 
           Project Review for Planning and Zoning Commission 

     
 
Meeting Date:  May 17, 2017 
 
Request: Conceptual review for Thorton’s Gas Station 

 
Location: 201 S. Virginia Road 
 
Acreage: Approximately 6 acres 
 
Zoning: M Manufacturing 
 
Surrounding Properties: North: M PUD Manufacturing 

South: M PUD Manufacturing 
 East: M Manufacturing 
 West: B-2 PUD General Commercial 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• The site is located at the northwest corner of Rakow and Virginia Roads.   

• In 2015, a Final PUD and then Final PUD Amendment was approved for mini-storage on 
this site, with the corner remaining vacant.  The developer would propose the gas station 
development take the entire site. 

• The petitioner is requesting a Conceptual review for a gas station with a convenience 
store, truck fueling station, and car wash on this site. 

 
Development Analysis:  
Land Use/Zoning 

• The site is currently zoned M Manufacturing.  Gas stations are allowed as a Special Use 
and car washes are a permitted use within this zoning district.   

• The petitioner would request a rezoning to M PUD and the Special Use Permit.   

• The current land use is Industry.  This would allow for a variety of manufacturing, office 
and service uses.   

• The site is not within the City’s wellhead protection area.  All water from this site would 
drain south towards the CCDD facility. 
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Site Layout 
• The petitioner is working with McDOT to locate access points along Rakow Road and 

Virginia Road.  Rakow Road would be a right in/right-out only.   

• Due to the left-turn lane from Virginia Road to Rakow Road, the left-turn lane for trucks 
into this site would need to be to the Dartmoor Road access.  

• Staff is recommending reducing the impervious surface coverage and changing the layout 
so it is easier for the customer to navigate. 

 
Building Elevations 

• The convenience store building is constructed of brick with a stone base.  The center 
entrance is marked with a large red rectangle filled in with decorative metal.  Black metal 
awnings are over the windows and doors. 

• The car wash building is designed with red awnings and red roof.  The building is 
constructed of block with brick columns and accents.    

• The gas canopy would not have the peaked roof.  It has a black canopy with white top cap.  
The columns are brick with stone base. 

• Staff has suggested that all buildings on the site match with the same architectural details 
and colors. 

 
Landscape 

• No landscape plan has been provided.  The site is required to provide foundation base 
landscape around the buildings, parking lot islands and perimeter landscape. 

 
Parking 

• The convenience store and fuel pumps require 20 parking spaces.  The site is designed with 
73 parking spaces.  Staff is recommending reducing the parking to approximately 40 
spaces.   

 

Planning and Zoning Commission Discussion:
 

  

The following comments are for discussion and consideration in future submittals: 
 

 
1. Would the criteria for a special use permit for a gasoline service station with truck fueling 

be met? 
 

2. Staff is recommending eliminating impervious coverage to improve site circulation and 
overall aesthetics of the site.  Please provide any further comments. 
 

3. The proposed gas station canopy does not meet the UDO design standard and the buildings 
are not cohesive in their design. Staff is recommending changes to carry over consistent 



201 S. Virginia Thortons            May 17, 2017 
Conceptual PUD 
 
 

 
 3 

architectural details and for the canopy to meet the UDO requirement.  Any further 
comments on architecture?   

 
Some examples of peaked roof canopies are: 
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