
          
  

 #2010-16 

 Black Ink Tattoo 
         Project Review for Planning and Zoning Commission   

     

 
Meeting Date:   April 7, 2010 
 
Request: Special Use Permit to allow a tattoo parlor. 
  
Location: 540 E. Terra Cotta, Suite F 
 
Acreage: Approximately 1,192 SF tenant suite 
 
Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: M - Manufacturing 
 South: B-2 General Commercial 
 East: B-2 General Commercial 

West: M - Manufacturing 
  
Staff Contact:    Elizabeth Maxwell  (815.356.3615) 
_______________________________________________________________________ 
Background:   
The proposed tattoo parlor will be located in Suite F of the Terra Cotta Shops retail center.  This 
suite was previously rented by Boldline Tattoo.  Black Ink Tattoo will utilize the same floor plan 
with a waiting area, two tattoo stations and a piercing station.  A tattoo parlor requires a Special 
Use Permit.   
 
Zoning Analysis: 
ZONING 
The site is currently zoned B-2 PUD General Commercial.  The Unified Development Ordinance 
lists a tattoo parlor as a Special Use in the B-2 zoning district.  Based on their unique 
characteristics, Special Uses require special consideration of their impacts on surrounding 
properties and the orderly development of the community. 
 

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: 
 

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 
 

  
 



#2010-16 Black Ink Tattoo  April 7, 2010 
Special Use Permit 
 

 3

PARKING 
The parking is shared for all tenant suites within this building and with the adjacent buildings in 
this development.  The tattoo parlor will require parking to be either 1 space per 300 gross square 
feet or 2 parking spaces per tattoo /piercing artist station.  This use is required to have between 4 
and 6 parking spaces.  There are a total of 106 parking spaces for the two buildings and there is 
adequate parking for this use.  
 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Land Use Plan designates the property in question as Commerce, which 
represents existing commercial areas and indicates areas for future commercial uses.  Within the 
Commerce/Office/Industry Land Use section of the Comprehensive Plan, the following goal and 
objectives are applicable to this request: 
 

Goal: Facilitate a dynamic and sustainable base of commercial, office and industrial uses that 
provide jobs, goods and services to people in the city and throughout the surrounding region, 
as well as a solid tax base to the city. 
 

Objective #2: Encourage business development that maximizes links to related businesses, 
infrastructure and customers. 

• Encourage the reuse and redevelopment of existing buildings and facilities instead of 
growth into undeveloped land. 

 
 
Recommended Conditions:  
If a motion to recommend approval of the Special Use Permit is made, the following conditions 
are recommended: 
 

1. Approved plan, to reflect staff and advisory board comments, as approved by the City Council: 
A. Application (Darkwater Tattoos II LLC, received 9/14/09). 
B. Floor Plan (Mark Elmore Associates Architects, received 2/24/10) 

 

2. This Special Use Permit is granted specifically for Black Ink Tattoo Inc., in Suite F, 540 
Terra Cotta Ave.  Any increase in the intensity of the use will require an amendment of this 
SUP. 
 

3. If the use is not established, this Special Use Permit shall terminate one year from the date of 
approval. 

 

4. The petitioner shall address all of the review comments of Engineering and Building, Fire 
Rescue, Police, Public Works, and Planning and Economic Development Departments. 
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