
          
    

 #2013-57  Curran Materials  
Project Review for Planning and Zoning Commission 

     

 
Meeting Date:  December 4, 2013 
 
Requests: Special Use Permit for a clean construction and demolition debris 
 fill facility. 

 
Location: 1451 Virginia Road 
 
Acreage: 116 acres 
 
Existing Zoning: M- Manufacturing 
 
Surrounding Properties: North: M Manufacturing – vacant 

South: M-1 Lake in the Hills 
 East: M Manufacturing 
 West: LITH Airport 

  
Staff Contact:   Michelle Rentzsch (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• Previous Approvals:  1997, Meyer Materials annexed and zoned this property within the 
City of Crystal Lake.  The zoning approval was for mining activity, which has been 
conducted the past 15 years.  

• Existing Use:  The site has been predominantly mined and some complementary material 
processing has occurred and is currently occurring, all in keeping with the 1997 approval.  

•  Current Request:  To seek a Special Use Permit for a clean construction and  demolition 
debris (CCDD) fill facility, basically filling in the depressional area over the next 
approximately 15 years to create a more useable and attractive re-development site. 
 

Development Analysis:  
General – CCDD fill consists of uncontaminated concrete, bricks, stone, or reclaimed asphalt 
pavement generated from construction or demolition activities.  The proposed facility has already 
been reviewed, approved and permitted by the Illinois EPA.   
 

• Request:   Zoning approval for a CCDD facility on a 116-acre portion of the Curran 
Contracting site located south and east of Rakow and Pyott Roads.   

• Land Use:  The Comprehensive Land Use map shows the area as Industry.  This land use 
designation would be considered appropriate for the proposed land use. 

• Zoning:  The site is zoned M- Manufacturing.  The current SUP request would authorize 
the CCDD operations.  In the future, as the property redevelops upon the at-grade 
available sites, all development would be required to meet the City's UDO. 
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Site Layout 
• The site shows one full access point off Pyott Road, which would bisect the two 

redevelopment areas.   
 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Industry, which allows for existing 
and future manufacturing uses.  The following goal is applicable to this request: 
 

Land Use - Industry 
Goal: Support manufacturing uses within the community which contribute to the regional 
and local economy and Crystal Lake’s live, work play philosophy. 
 
This can be accomplished with the following supporting action: 

Supporting Action: Encourage the redevelopment of “brownfield” sites, underused or 
abandoned manufacturing properties in the City, and reuse already existing structures or draw upon 
existing infrastructure. 
 
Findings of fact: 
SPECIAL USE PERMIT  
 
The petitioner is seeking a Special Use Permit for a CCDD facility. Outside of the City's Special 
Use Permit standards and criteria, the State of Illinois has an detailed process for these facilities. 

In Illinois, CCDD operations are governed by Section 22.51 of the Illinois Environmental 
Protection Act ("Act") as well as regulations adopted by the Illinois Pollution Control Board 
("Board") set forth at 35 Illinois Administrative Code Part 1100. 
 
 Under the Act and Board regulations, a CCDD fill operation is defined as a former 
quarry, mine or other excavation where CCDD is used as fill material.  CCDD is defined as 
uncontaminated broken concrete without protruding metal bars, brick, rock, stone, reclaimed or 
other asphalt pavement, or soil generated from construction or demolition activities.  However, it 
does not include other uncontaminated soil, provided the uncontaminated soil is not commingled 
with any CCDD or other waste.   
   
 In August, 2012, the Board adopted regulations governing the permitting and operating 
requirements applicable to CCDD fill operations.  The regulations require that CCDD fill 
operations be permitted by the Illinois Environmental Protection Agency ("IEPA").  A person 
seeking a permit for a CCDD fill operation must file an application with the IEPA.  The 
applicant must submit site location and facility maps along with a narrative description of the 
facility. Also required is the submittal of a surface water control plan, closure plan as well as a 
post-closure maintenance plan.   
 

Notification of such application must be provided to the State's Attorneys and the 
Chairman of the County Board of the county in which the facility is located as well as each 
member of the General Assembly from legislative districts in which the facility is located as well 
as the clerk of each municipality located within three miles of the facility.  Proof of such 
notification must be provided with the permit application. 
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 With respect to the permit itself, the IEPA must issue the permit within 90 days after the 
filing of the application or the permit will be deemed approved.  As with any permit, the IEPA 
cannot issue a permit unless it determines that the operation of the facility will not cause a 
violation of the Act.  The permit cannot be issued for longer than ten years (which would be a 
shorter period than Curran expected timeframe).   
 
 Operating standards under the regulations cover such issues as fill placement, 
working face and fill elevation limits, and dust, noise and odor controls.  The regulations 
also include significant load checking requirements and certifications to ensure that no 
unauthorized materials are disposed of at the site.  A load checking program is required to 
include load inspection (routine and random) as well as rejected load procedures.  Finally, 
there are requirements for salvaging operations, closure and post-closure maintenance, 
record keeping and reporting. 
  
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 
 

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. 
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 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 conditions 
are recommended: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 
City Council: 
A. Application bind with narrative, IEPA approval and site improvement plans (Curran, 

received 11/07/13) 
 

2. Ordinance No. 4020, including all approval conditions, remains valid as applicable. 
 

3. The IEPA approval shall be maintained during the length of this Special Use Permit and the 
activities associated through its approval. 
 

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