
 #2011
TVI, INC. 
Amendment

         Project Review for Planning and Zoning Commission

 
 
Meeting Dates: April 20, 2011
 
Requests: (1) 

drop
signage;

 (2)
 
Location: 230 W. Virginia Street 
 
Acreage: ≈ 1
 
Existing Zoning: “B
 
Surrounding Properties: North:
 South:

East: “B
and “B

 West:
  
Staff Contact: Latika V. Bhide 815.356.3615

 
Background:    
The Country Corners shopping center was originally approved in October of 1970.  
Management became the owners of the shopping center in the fall of 1992. In 1993, a Final PUD 
Amendment to complete alterations to the façade and canopy was granted.  This was to modernize 
the center and make it aesthetically pleasing. In 2008, Hi
PUD Amendment to allow changes to the façade
to allow the addition of a third monument sign on the property. The petitioner, TVI, Inc.
Store, is requesting a PUD amendm
the front of the building. Additionally, they are requesting a Special Use Permit for a Used 
Merchandise Store. 
 
Land Use Analysis:  
The property is zoned “B-2 PUD”, General Commercial Planned Unit Development. This district 
is the City’s primary commercial district 
regional commercial, office and service uses. The “B
range of commercial uses.  
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TVI, INC. /SAVERS STORE - 
Amendment 
Project Review for Planning and Zoning Commission

April 20, 2011 

(1) Final PUD Amendment to allow the addition of a drive
drop-off lane along the front of the building and the addition of 
signage; 
(2) Special Use Permit to allow a used merchandise store

230 W. Virginia Street (Country Corners) 

10.8 acres (subdivision); ≈ 34,027 SF (tenant space)

B-2 PUD” General Commercial Planned Unit Development

North: “R-3B” Multi-Family Residential  
South: “O” Office and “O-PUD” Office Planned Unit Development
East: “B-2 PUD” General Commercial Planned Unit Development
and “B-2” General Commercial 
West: “B-2” General Commercial 

Latika V. Bhide 815.356.3615 

The Country Corners shopping center was originally approved in October of 1970.  
Management became the owners of the shopping center in the fall of 1992. In 1993, a Final PUD 
Amendment to complete alterations to the façade and canopy was granted.  This was to modernize 
the center and make it aesthetically pleasing. In 2008, Highland Management requested another 
PUD Amendment to allow changes to the façade. In 2009, a Final PUD Amendment was granted 
to allow the addition of a third monument sign on the property. The petitioner, TVI, Inc.
Store, is requesting a PUD amendment to allow the addition of a drive-through drop
the front of the building. Additionally, they are requesting a Special Use Permit for a Used 

2 PUD”, General Commercial Planned Unit Development. This district 
’s primary commercial district accommodating highway service uses and community or 

ercial, office and service uses. The “B-2” district is intended to provide for a full 

 Final PUD 

Project Review for Planning and Zoning Commission 

to allow the addition of a drive-through 
and the addition of 

Special Use Permit to allow a used merchandise store. 

 34,027 SF (tenant space) 

Planned Unit Development 

PUD” Office Planned Unit Development 
D” General Commercial Planned Unit Development 

The Country Corners shopping center was originally approved in October of 1970.  Highland 
Management became the owners of the shopping center in the fall of 1992. In 1993, a Final PUD 
Amendment to complete alterations to the façade and canopy was granted.  This was to modernize 

ghland Management requested another 
. In 2009, a Final PUD Amendment was granted 

to allow the addition of a third monument sign on the property. The petitioner, TVI, Inc. /Savers 
through drop-off lane along 

the front of the building. Additionally, they are requesting a Special Use Permit for a Used 

2 PUD”, General Commercial Planned Unit Development. This district 
highway service uses and community or 

tended to provide for a full 



TVI, Inc. /Savers Store 
 

 
 
 
 
 
 

 

TVI, Inc. /Savers Store has indicated that the inventory in their stores is a mix of items consisting 
primarily of used clothing, footwear and a full variety of household goods. They also carry new 
items on a seasonal basis, such as during Halloween and the holiday season. They have indicated 
that the merchandise available on the sales floor is primarily obtained through buy/sell 
arrangements with local not-for-profit organizations. 
commercial vendors or direct donations from the public made at the stores.
 
With the adoption of the Unified Development Ordinance (UDO), Used Merchandise Stores are 
permitted as a Limited Use in the 
districts. If the review criteria for a Limited Use cannot be met, a Special Use must be obtained. 
Since the petitioner has indicated that they will not be able to meet the reporting requirements
Used Merchandise stores in the UD
 
The petitioner is requesting to add a donation drop
building on the west end. A 28’ 
front of the building. Drive-through uses are permitted as a Limited Use in the “B
 

 
The proposed canopy may require modification of a 
possibly removing a couple of parking spots, to maintain adequate drive aisles. Detailed, 
dimensioned plans are required to 
 
The approved sign criteria for Country Corners allow a two hundred square foot wall sign for this 
tenant space. The petitioner has provided sign details that propose wall signage totaling 201.8 
square feet. In addition, the drive
the canopy. It is recommended that the total wall signage including the canopy signs be restricted 
to 200 square feet. 
 
Per the UDO, if the Used Merchandise stores 
required to seek a Special Use Permit: 

a. Location: Used Merchandise stores must be located more than 1,000 feet from an existing 
similar use. Measurements shall be made in a straight line, without regard to intervening 
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TVI, Inc. /Savers Store has indicated that the inventory in their stores is a mix of items consisting 
primarily of used clothing, footwear and a full variety of household goods. They also carry new 
tems on a seasonal basis, such as during Halloween and the holiday season. They have indicated 

that the merchandise available on the sales floor is primarily obtained through buy/sell 
profit organizations. The balance of their merchandise comes from 

commercial vendors or direct donations from the public made at the stores. 

With the adoption of the Unified Development Ordinance (UDO), Used Merchandise Stores are 
permitted as a Limited Use in the “B-2” General Commercial and “B-4” Downtown Business 
districts. If the review criteria for a Limited Use cannot be met, a Special Use must be obtained. 
Since the petitioner has indicated that they will not be able to meet the reporting requirements
Used Merchandise stores in the UDO, they are accordingly requesting a Special Use. 

The petitioner is requesting to add a donation drop-off drive-through lane along the front of the
’ wide and 20’-6” deep canopy is proposed to be added 

through uses are permitted as a Limited Use in the “B

proposed canopy may require modification of a the parking lot, such as clipping the island and 
possibly removing a couple of parking spots, to maintain adequate drive aisles. Detailed, 
dimensioned plans are required to determine the exact improvements that will be required.

for Country Corners allow a two hundred square foot wall sign for this 
tenant space. The petitioner has provided sign details that propose wall signage totaling 201.8 
square feet. In addition, the drive-through detail indicates additional signage on
the canopy. It is recommended that the total wall signage including the canopy signs be restricted 

Used Merchandise stores cannot comply with the following standards, it is 
se Permit:  

Location: Used Merchandise stores must be located more than 1,000 feet from an existing 
similar use. Measurements shall be made in a straight line, without regard to intervening 
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TVI, Inc. /Savers Store has indicated that the inventory in their stores is a mix of items consisting 
primarily of used clothing, footwear and a full variety of household goods. They also carry new 
tems on a seasonal basis, such as during Halloween and the holiday season. They have indicated 

that the merchandise available on the sales floor is primarily obtained through buy/sell 
ir merchandise comes from 

With the adoption of the Unified Development Ordinance (UDO), Used Merchandise Stores are 
4” Downtown Business 

districts. If the review criteria for a Limited Use cannot be met, a Special Use must be obtained. 
Since the petitioner has indicated that they will not be able to meet the reporting requirements for 

, they are accordingly requesting a Special Use.  

through lane along the front of the 
deep canopy is proposed to be added along the 

through uses are permitted as a Limited Use in the “B-2” district. 

 

the parking lot, such as clipping the island and 
possibly removing a couple of parking spots, to maintain adequate drive aisles. Detailed, 

determine the exact improvements that will be required. 

for Country Corners allow a two hundred square foot wall sign for this 
tenant space. The petitioner has provided sign details that propose wall signage totaling 201.8 

through detail indicates additional signage on all three sides of 
the canopy. It is recommended that the total wall signage including the canopy signs be restricted 

ly with the following standards, it is 

Location: Used Merchandise stores must be located more than 1,000 feet from an existing 
similar use. Measurements shall be made in a straight line, without regard to intervening 
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structures or objects, from the property line of the proposed use to the property line of the 
existing use. 
There is a thrift store located at 26 Crystal Lake Plaza in the Crystal Lake Plaza shopping 
Center located to the east of this center. 

b. Outdoor display: Outdoor display, storage, and sales of items is not permitted.  
The petitioners have indicated that there will be no outdoor display, storage or sales of 
merchandise. No outdoor (collection) drop-boxes are proposed. 

c. Police inspection: Records of all items received and sold shall be kept and shall be made 
available during regular business hours for inspection by the Police Department.  
The petitioners have indicated that since they do not purchase a majority of their 
merchandise from the general public, they are unable to keep records of all items received 
and sold.  

 
Findings of fact: 
FINAL PLANNED UNIT DEVELOPMENT AMENDMENT AND SPECIAL USE 
PERMIT 
The petitioner is requesting a Final Planned Unit Development approval and a Special Use 
Permit for the petition as presented for the subject property.  A Planned Unit Development is a 
Special Use and 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 the general 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 
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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 
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, the following are 
recommended as conditions of approval: 
 
1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 
A. Development Application, received 3-17-11 
B. Floor Plan, received 4-7-11 
C. Dock Location, received 4-1-11 
D. Drive-through canopy plan/elevation, received 4-7-11 
E. Plat of Survey, received 4-1-11 
F. Sign Package, 3-17-11 

 
2. A Special Use to allow a Used Merchandise store at this location is hereby approved.  
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3. A detailed, dimensioned plan that shows the proposed improvements relative to the existing 

building, existing canopy, existing drive aisles and islands is required. If the changes to the 
parking lot necessitated by the addition of the canopy are deemed by staff to be a major 
change, an additional PUD amendment will be necessary. 
 

4. Landscaping shall be installed in the proposed island along the drive-through lane. Any 
landscaping that may be removed to accommodate the drive-through canopy will be replaced 
on-site.  
 

5. The total wall signage including all signage on the canopy shall be no more than 200 square 
feet. 

 
6. The materials and colors for the proposed canopy shall match the materials and colors of the 

existing building. 
 

7. No outside drop boxes or outside drop/collection areas for collecting merchandise are 
permitted.  Store staff shall continuously monitor the outside drive-through to ensure that 
donated material does not collect outside. Repeated violations of this condition shall render 
this SUP null and void. 

 
8. The petitioner shall address all of the review comments and requirements of the Engineering 

& Building, Fire Rescue, Police, Public Works, and Planning & Economic Development 
Departments. 

 
 
 
 
 
L:\PLANNING AND ECONOMIC DEVELOPMENT\USER FOLDERS\LATIKA_B\Reports\1114.CountryCornersSAVERSAmendment.docx 
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