
#2013-13 
7218 Virginia Road (Wristen) 
Project Review for Planning and Zoning Commission 

 

Meeting Date: March 20, 2013 
 
Zoning Request Special Use Permit Amendment and Use Variation to allow a 

towing business with related outdoor storage. 
  
Location: 7218 Virginia Road 
 
Acreage: 2.5 acres 
 
Existing Zoning: B-2 General Commercial 
 
Surrounding Properties: North: B-2 General Commercial 
 South: R-3B PUD Multi-Family Residential 

East: R-2 PUD Single Family Residential 
West: R-3B PUD Multi-Family Residential 

 
Staff Contact: Elizabeth Maxwell (815.356.3615) 
 
 
Background: 

• History:  In 1976, this property was annexed, which at the time, was occupied by Firestone.  
Over the years several other retail or automotive uses have occupied the property. 

• Previous Approvals:   
o An SUP for major automobile repair with limited outdoor storage was granted; 

allowing up to 10 vehicles in good condition to be stored outside.  These vehicles 
could be offered for sale; 7 parking spaces for outdoor sales were allocated up front. 

o In May 2007, the property owner requested a Special Use Permit Amendment to 
allow up to 36 vehicles to be stored outside in a rear screened storage area.  Vehicles 
are required to be awaiting repair or customer pickup and not stored for more than 30 
days. 

• Existing Use:  Currently occupied by Maaco and Aamco which utilize the rear outdoor 
storage area for customer vehicles. 

 
 
Development Analysis:  
General 

• Request:  A Special Use Permit Amendment to remove the condition, “No more than 36 
vehicles awaiting repair can be parked outside for a period not to exceed 30 days per 
vehicle.”   
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• Request:  A Use Variation to allow DSL Towing to operate an office from this location, as 
well as, utilize the outdoor storage for impound vehicles. 

• Land Use:  The land use map shows the property as Commerce.  Towing operations are 
considered more of an industrial type land use because of the vehicle storage and impound. 

• Zoning:  The property is zoned B-2.  Towing is not a listed use in this zoning district, 
requiring the Use Variation.   

 
Site Layout 

• There are two entrance drives from Virginia Road. 
• The outside storage is a fenced area on the northeast side of the building.  

 

 
 
 
2030 Comprehensive Land Use Plan Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for existing 
and future commercial, business and office uses.  The following goal is 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 action: 

Supporting Action: Promote, retain and attract businesses that provide a diverse tax base. 
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Findings of Fact: 
SPECIAL USE PERMIT AMENDMENT 
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.  These criteria were reviewed when the 
automobile repair and outside storage was originally approved.  The SUP Amendment is to remove 
the one restrictive condition on the outside storage. 
 
USE VARIATION 
The Crystal Lake Unified Development Ordinance (UDO) was adopted in 2009.  Article 2, Land 
Use sets forth the uses that are permitted within each zoning district.  A tow truck service ( 
identified as NAICS 2007 code 488410) is not listed within Section 2-300 Permitted Use Table.  
The Article states that in the event a particular use is not listed in this Article, and not specifically 
listed as a prohibited use or otherwise prohibited by law, the Zoning Administrator shall determine 
whether a substantially similar use exists in this Article.   
 
Other previously existing tow truck services in the City are located within the M Manufacturing 
zoning district.  Also, Freight Terminals, which fall within the same 4-digit Classification of the 
NAICS, are permitted by right in the M zoning district.  Based on past precedent and similar uses, 
it has previously been determined that a tow truck service is permitted by right within the M 
zoning district. 
 
The new DSL Towing would like to operate at 7218 Virginia which is zoned B-2.  The property is 
along Virginia Road adjacent to both commercial and residentially zoned areas.  Since tow 
operations are not permitted in the B-2 zoning district, the petitioner is required to request the Use 
Variation.  The variation should be reviewed against the current use of the building and the 
possible impact to the surrounding properties.   
 
DSL Towing’s intention is to operate as one of the City’s tow companies, which are placed on a 
rotation list for police tows and impounds.  In order to be on that list, the tow company must meet 
certain requirements as established in the City Code.  Some of those requirements are listed below: 
 

• The tow firm must maintain its primary tow operation and storage facility within the 
corporate limits of Crystal Lake. 

• The tow firm shall maintain one facility with equipment and labor forces adequate to supply 
demand for police directed towing services, on a full 24 hour per day basis. 

• Office hours shall be made available to citizens for at least 8 hours per day Monday through 
Friday and at least 4 hours on Saturday. 

• The tow firm shall have an agent available at all other hours to allow police access to the 
vehicles. 

• The tow firm must maintain at least two licensed and registered vehicles, a medium-duty tow 
truck and one light-duty flat bed tow truck. 

• The towing firm must be a member in good standing of the Professional Towing and 
Recovery Operators of Illinois or similar professional trade association. 
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Recommended Conditions:  
If a motion to recommend approval of the Special Use Permit Amendment and Use Variation at 
7218 Virginia Road is granted, the following conditions are recommended: 
 
1. Approved plan, to reflect staff and advisory board comments, as approved by the City Council: 

A. Application (Wristen, received 02/27/13) 
B. Site Plan (Spaceco Inc., dated 01/20/09, received 02/27/13 

 
2. The idling of tow trucks shall not be permitted. 

 
3. All vehicles parked for more than 24 hours must be within the screened outdoor storage area. 

 
4. Customer office hours shall not be before 7:00 am or after 9:00 pm.   

 
5. Ordinance #6172 and #6212 shall remain applicable except as modified by this request, which 

deletes the time limit conditions on vehicle storage and the requirement that they be awaiting 
repair. 

 
6. The petitioner shall comply with all of the requirements of the Engineering and Building and 

Planning and Economic Development Departments. 













CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, MAY 16, 2007 

HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 
 
The meeting was called to order by Chair Hayden at 7:30 p.m.  On roll call, members Batastini, 
Greenman, Jouron, Schofield, Skluzacek, and Hayden were present.  Mr. Esposito was absent. 
 
Latika Bhide and Elizabeth Zeller, both Planners, and James Richter, Senior Planner, were present 
from Staff. 
 
Mr. Hayden asked those in attendance to rise to say the Pledge of Allegiance.  He let those in 
attendance in the Pledge.  
 
Mr. Hayden stated that this meeting is being televised now as well as being recorded for future 
playback on the City’s cable station.  He stated that there are a number of items on the agenda and 
asked that those in attendance, who wished to speak on any of the petitions, please sign in on the sheets 
provided for each petition. 
 
 
2007-33 WRISTEN – 7218 Virginia Rd. – PUBLIC HEARING 
Special Use Permit for outside storage of vehicles. 
 
Mr. Hayden stated that the fees have been paid, and the sign has been posted.  He said the surrounding 
property owners have been notified and the Certificate of Publication is in the file.  Mr. Hayden waived 
the reading of the legal notice with no objection. 
 
Ed Wristen was present to represent his petition.  Mr. Wristen said the staff report covers the project 
very well and asked if there were any questions.   
 
A property owner from 621 Virginia Road, said she lives behind the property.  In the winter there are 
no leaves on the trees and she can see the back portion of the property.  She asked what type of fence 
would be along the property line.  She stated there have been 5 cars there since last July and asked if 
repairs will be done outside.   
 
Mr. Wristen said the fence would be chain link with slats.  The adjacent property owner said there is a 
small chain link fence there now and the trees are meshed into it.  Mr. Wristen said the new fence 
would be inside the tree line. 
 
There was no one else in the public who wished to speak on this petition.  The public hearing was closed at 
this time. 
 
Mr. Skluzacek asked how the City polices the 30-day storage rule.  Ms. Zeller said that is the same 
condition that was approved recently for Douglas Automotive and would allow storage of the vehicles 
while repair is going on, but not allow this to become a junk yard.  Mr. Richter said the Building Division 
handles this.  He will inform them of the problem with the cars that are currently there.  Mr. Wristen said 
he is not intending to store cars there.  Mr. Hayden said the time frame is a tool for the City to use to police 
the issue.   
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Mrs. Schofield asked about how they arrived at the number of vehicles they are requesting to be outside.  
Mr. Wristen said that would be the high end of the volume of cars they could work on per month.  He 
believes the storage area would be smaller than requested.   
 
Mr. Jouron asked about the cars in the rear.  Mr. Wristen said he currently doesn’t own the property but he 
will be sure to have them removed when he does.   
 
Mr. Greenman said he wants to be sure the storage area is used for this business only.  Ms. Zeller said that 
could be added to the conditions.  Mrs. Schofield suggesting adding the information about the fence too. 
 
Mr. Hayden asked about the conditions that were approved for Douglas Automotive.  Mr. Richter read the 
conditions to the Commission.  He said these conditions would remain in effect. 
 
Mrs. Schofield moved to approve the Special Use Permit to allow outside storage of vehicles for Wristen at 
7218 Virginia Road with the following conditions: 
 

1. Approved plan, to reflect staff and advisory board comments, as approved by the City Council: 
A. Application (Wristen, received 04/12/07). 
B. Plat of Survey (Thomas Surveying Ltd., dated 03/29/07, received 04/06/07). 
C. Site Plan (Christopher B. Burke, dated 04/05/07, received 04/06/07). 

 
2. The Special Use Permit for outside storage of vehicles is hereby granted to Edward Wristen with the 
following conditions: 

A. No more than 36 vehicles awaiting repair can be parked outside for a period not to exceed 30 
days per vehicle. 
B. All vehicles are to be parked/stored within the fenced area 
C. The fenced area shall not block any accessibility to the rear of the building including access 
doors, fire department connection or KNOX box.  
D. No trees shall be removed with the installation of the fence. 
E. The storage area shall be paved and have a containment system to trap any leaking fluids. 
F.  The information for a 6-foot solid screen fence to screen the storage area is to be submitted 
to staff. 

 
3. The Conditions of Ordinance No. 6172 approving the Special Use Permit for major automobile 
repair shall also apply to this business.    
 
4. The petitioner shall comply with all of the requirements of the Engineering & Building, Public 
Works, Fire Rescue, Police, and Planning & Economic Development Departments. 

 
Mr. Skluzacek seconded the motion.  On roll call, all members voted aye.  Motion passed. 
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