
          
    

 #2014-17 
Bucky’s Convenience Store – Preliminary PUD 

           Project Review for Planning and Zoning Commission 
     
 
Meeting Date:  May 20, 2014 and June 4, 2014 
 
Requests: 1. Special Use Permit to allow a Preliminary PUD, Gasoline 

Service Station and Convenience Store and Gasoline Electronic 
Pricing signs. 

 2. Variations from  

 a. Section 2-400 13 to allow a flat roof for the gas canopy, 
rather than the peaked roof required, 

 b. Section 2-400 62 and 4-1000 F to allow 2 free-standing gas 
station electronic pricing monument signs with red 
illumination, rather than the 1 free-standing sign permitted 
with white, amber or green illumination, 

 c. Section 4-200 D 5 to allow greater than 125% of the 
required parking constructed on a non-permeable surface 
rather than the requirement for a permeable surface, 

 d. Section 4-400 F 1 from the requirement for a landscape 
island every 10 spaces,  

 e. Section 4-1000 F to allow 595.5 square feet of wall signage 
and additional signage on the gas pumps rather than the 150 
square feet permitted, a variation of 445.5 square feet and 
to allow 83.5 square feet of signage on the front façade 
rather than the 75 square feet permitted, a variation of 8.5 
square feet. 

  
Location: 8108 Pyott Road 
 
Acreage: Approximately 2.9 acres 
 
Existing Zoning: B-2 PUD General Commercial 
 
Surrounding Properties: North: B-2 PUD General Commercial 

South: M Manufacturing 
 East: M Manufacturing 
 West: Lake in the Hills 

  

Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
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Background:    
• This property is currently developed as L & V Distribution.  There is an existing building 

with paved parking lot and truck loading area. 
• The proposed use would be for a Gasoline Service Station and Convenience Store, which 

requires a Special Use Permit.  In addition, the petitioner is requesting a Planned Unit 
Development approval and Variations. 

 
Development Analysis:  
Land Use/Zoning 

• The site is currently zoned B-2 PUD.  This is the appropriate zoning district for a 
gasoline service station, which requires a Special Use Permit in this district. 

• The land use map shows the area as Commerce.  This is an appropriate land use 
designation for Gasoline Service Station and Convenience Store. 

 
Site Layout 

• The site will be rebuilt with a 20-pump gas fueling area and 7,054 square foot convenience 
store. 

• Two access points have been approved by McDOT, one full access along Pyott Road and a 
right-in/right-out along Rakow Road.   

• Staff will be requiring an on-site traffic analysis to review turning movements, site layout 
and entering and exiting from the site. 

• There is an automatic car wash along the east side of the building.   
• The City has two wells #12 and #13 which are approximately 2,000 feet north/northwest of 

this site.  The gas fueling pumps are outside the well-head protection area.  The attached 
Exhibit A shows the well-head protection area.  Staff overlaid the well-head map with the 
petitioner’s site plan which also has a dashed line that shows the well-head protection.  The 
maps line up as close as we can get them to, but the line illustrated by the petitioner is the 
correct line. 

 
Building Elevations 

• The convenience store is constructed of brick with some stone along the entry features.   
• The peaked roof is a painted metal and the main roof is a parapet.  Metal awnings are added 

which match the peaked roof. 
• There is banding through the brick and all colors are natural muted colors. 
• There are a variety of windows along the building.  Staff is recommending that all windows 

finish with a stone knee wall.  And that a stone base is added around the front, left and right 
of the building. 

• New buildings are required to meet at least 6 of the architectural design criteria; this 
building meets 7 of the criteria. 

 
Parking 

• Parking for a convenience store, gas station and car wash is as follows: 1/350 sq. ft. of 
convenience store space + ¼ gas pumps and 5 stacking spaces for the automatic car wash.  
This requires a total of 25 parking spaces. 

• The project has been designed with 61 parking spaces. 
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• The UDO requires that parking over the 125% of required parking be constructed as a 
permeable material.  Being a gas station, permeable pavement is not permitted.  Staff would 
recommend that much of the excess parking be removed. 

• This is a large convenience store, since the average size is 2,000-5,000 sq. ft.  APA lists out 
several parking standards for convenience stores with the range between 16-47 parking 
spaces for a 7,054 sq. ft. convenience store. 

• The average size of a grocery store is 45,000 sq. ft.  APA lists out several parking standards 
for grocery stores with the range between 9-35 parking spaces for a 7,054 sq. ft. grocery 
store. 

• Staff has recommended that much of the excess parking be removed. 
 
Landscape 

• The petitioner has submitted a preliminary landscape plan, which illustrates landscape 
around the sign, parking lot screening and some parking lot island landscaping. 

• Parking lots are required to have a landscape island at the ends of every parking row and 
every 10 parking spaces.  The islands must be 8 feet wide and the depth of parking stall and 
contain 1 tree and 5 shrubs.  Staff is recommending that the end parking lot islands be 
modified to meet the requirement.  The petitioner is requesting a variation from the 
requirement to put a landscape island every 10 spaces.   

• Foundation base landscape is required around the base of the building.  Three hatched areas 
are shown along the building foundation.  Staff is recommending that foundation base 
landscape be added around the building perimeter. 

• A final detailed landscape plan will be required with the Final PUD submittal. 
 

Signage 
• The petitioner has illustrated signage on the convenience store building, the gas canopy, the 

gas pumps, vacuum and rug shampooer, and two free-standing signs. 
• The petitioner is proposing 2 free-standing electronic pricing signs one to be located along 

each roadway.  The proposed illumination is red, which requires a variation. 
• The signage on the convenience store is broken up on the three main facades.  The front 

elevation has 83.5 sq. ft., the left elevation has 43 sq. ft. and the right elevation has 46 sq. 
ft.  This is a total of 172.5 sq. ft. 

• The gas station canopy also has signage.  Non-illuminated single color banding is not 
considered signage.  Three sides of the canopy have illuminated banding, which is 
considered signage.  There are also two “Mobile” signs.  The west side of the canopy has 
261 sq. ft. of signage, the north side of the canopy has 82 sq. ft. of signage and the south 
side of the canopy has 80 sq. ft. of signage.  The east side of the canopy is not included 
since it is non-illuminated and a single color band.  This is a total of 423 sq. ft. of signage. 

• Sites are permitted a total of 150 sq. ft. of signage. 
• There is also additional signs on the gas pumps (some regulatory, some advertising), the 

shampoo and spot remover machine and the vacuum and air pump.   
• There is a third free-standing sign for the car wash located along that drive-through lane at 

the southeast corner of the building.  That is 15 sq. ft. of signage. 
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Findings of fact: 
PRELIMINARY PUD/SPECIAL USE PERMIT 
The petitioner is requesting approval of a Special Use Permit for a Preliminary Planned Unit 
Development to allow a Gasoline Service Station and Convenience store and Gasoline Electronic 
Pricing Sign.  A Special Use requires separate review because of its potential to impact 
surrounding properties and the orderly development of the City.   
 

Section 2-400 B General Standards for all special uses in the Unified Ordinance establishes 
standards for all special uses in Crystal Lake.  Briefly, the criteria are as follows: 
 

1. The use is necessary or desirable, at the proposed location, to provide a service or facility 
which will further the public convenience and general welfare. 

 Meets   Does not meet 
 

2. The use will not be detrimental to area property values. 
 Meets   Does not meet 

 
3. The use will comply with the zoning districts regulations. 

 Meets   Does not meet 
 

4. The use will not negatively impact traffic circulation. 
 Meets   Does not meet 

 
5. The use will not negatively impact public utilities or municipal service delivery systems.  If 

required, the use will contribute financially to the upgrading of public utilities and municipal 
service delivery systems. 

 Meets   Does not meet 
 

6. The use will not negatively impact the environment or be unsightly. 
 Meets   Does not meet 

 
7. The use, where possible will preserve existing mature vegetation, and provide landscaping 

and architecture, which is aesthetically pleasing, compatible or complementary to 
surrounding properties and acceptable by community standards. 

 Meets   Does not meet 
 

8. The use will meet requirements of all regulating governmental agencies. 
 Meets   Does not meet 

 
9. The use will conform to any conditions approved as part of the issued Special Use Permit. 

 Meets   Does not meet 
 

10. The use will conform to the regulations established for specific special uses, where applicable. 
 Meets   Does not meet 
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In addition PUDs must also meet the standards in Section 4-500 C. Development Standards and 
4-500 D. 2 Additional standards for Planned Unit Developments Commercial PUDs.   
 

1. Implements the vision and land use policies of the Comprehensive Plan. 
 Meets   Does not meet 

 
2. Shall not result in substantial adverse effect on adjacent property, natural resources, 

infrastructure, public sites or other matter of public health, safety and welfare. 
 Meets   Does not meet 

 
3. PUD’s must provide transitional uses to blend with adjacent development. 

 Meets   Does not meet 
 

4. PUD phases must be logically sequenced. 
 Meets   Does not meet 

 
5. The density and intensity of a PUD shall be in accordance with the Comprehensive Plan. 

 Meets   Does not meet 
 

6. All dimensional standards shall be listed within the PUD plan if they do not meet the 
Ordinance minimum standards. 

 Meets   Does not meet 
 

7. The responsible parties for all on-site and other required public improvements shall be 
established and a utility plan indicating all proposed easements shall be provided. 

 Meets   Does not meet 
 

8. Any private infrastructure shall comply with the city standards. 
 Meets   Does not meet 

 
9. The PUD plan shall establish the responsibility of the applicant/developer. 

 Meets   Does not meet 
 

10. A bond or letter of credit shall be posted to cover required fees or public improvements. 
 Meets   Does not meet 

 
 
Gasoline Stations have specific Special Use Criteria they have to meet.  Gasoline stations must 
comply with the following standards: 
 

1. Location: Gasoline stations are not permitted within the City’s wellhead protection areas. 
Stations in the Crystal Lake watershed require a site specific analysis by the City’s 
watershed consultant  

 Meets   Does not meet 
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2. Environmental impact: No gasoline station shall commence operations unless it has first 
provided an environmental impact statement from a qualified expert in the related field 
that the use will not negatively affect ground water resources or contaminate the soil. 

 Meets   Does not meet 
 

3. Screening: Gasoline stations adjacent to residential properties shall provide an 6 foot tall 
solid screen consisting of a solid wooden fence, in accordance with the provisions of 
Article 4-700, Fences, Walls and Screening or opaque landscaping along the perimeters 
of the property abutting the residential district or use, in accordance with the provisions 
of Article 4-400, Landscaping and Screening Standards. 

 Meets   Does not meet 
 

4. Canopy: Flat canopies are not permitted. Canopies must have a minimum 4:12 pitch 
(Amended per Ord. 6970, 11-5-2013).The edge of the pump canopy shall be setback at 
least 15 feet from all property lines. 

 Meets   Does not meet 
 

5. Curb cuts: There shall be a maximum of 2 curb cuts per property.  Corner lots shall be 
limited to 1 curb cut per street frontage. Curb cuts for corner lots shall be located at least 
75 feet from the intersection, or as deemed appropriate by the City Engineer. 

 Meets   Does not meet 
 

6. Vending machines:  One vacuums and one air compressors shall be permitted on-site. 
Vending machines are treated as outside sales and display. Refer to the handout on 
Outdoor Sales, Service, Storage and Display available through the Planning and 
Economic Development Department for further clarification. 

 Meets   Does not meet 
 

7. Outside sales:  Outside product display and sales of seasonal items are prohibited. 
Propane tanks stored in 1 locked metal cage are not treated as outside sales and permitted 
subject to the approval of the City’s Fire Prevention Bureau. For any other outside 
display and sales, refer to the handout on Outdoor Sales, Service, Storage and Display 
available through the Planning and Economic Development Department for further 
clarification. 

 Meets   Does not meet 
 

8. Monitoring: Monitoring wells finished at appropriate depths and locations best suited to 
detect a contaminate plume are required to be designed and located by a groundwater 
professional for stations within the Crystal Lake watershed or as determined by the City 
Engineer. 

 Meets   Does not meet 
 

9. Electronic Pricing Signs: Electronic pricing signs must be requested as part of the Special 
Use Permit. 

 Meets   Does not meet 
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DESIGN CRITERIA 
The UDO specifies specific design criteria for new development.  There are 10 criteria groups 
and the site must meet a minimum of 6 of those.  Staff has reviewed the proposed development 
against the standards listed and has made a determination if the project meets the overall criteria 
group.  The results are as follows: 
 

1. Building Form 
 Meets   Does not meet   Not Applicable 

 
2. Building Massing and Articulation 

 Meets   Does not meet   Not Applicable 
 

3. Rooflines and Parapets 
 Meets   Does not meet   Not Applicable 

 
4. Building Materials 

 Meets   Does not meet   Not Applicable 
 

5. Roof Materials 
 Meets   Does not meet   Not Applicable 

 
6. Building Colors 

 Meets   Does not meet   Not Applicable 
 

7. Building Fenestration 
 Meets   Does not meet   Not Applicable 

 
8. Entrance Design 

 Meets   Does not meet   Not Applicable 
 

9. Canopy/Awning Design 
 Meets   Does not meet   Not Applicable 

 
10. Overall Façade Design 

 Meets   Does not meet   Not Applicable 
 
 

The request meets the UDO Design Criteria. 
 
 

PLANNED UNIT DEVELOPMENT VARIATIONS 
The purpose of Planned Unit Developments is to encourage and allow more creative and 
imaginative design of land developments than is possible under district zoning regulations. 
Planned Unit Developments are, therefore, intended to allow substantial flexibility in planning 
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and designing a proposal. This flexibility is often in the form of relief from compliance with 
conventional zoning ordinance site and design requirements.  
 
Ideally, this flexibility results in a development that is better planned, contains more amenities, 
and is ultimately more desirable than one that would have been produced through compliance 
with typical zoning ordinance and subdivision controls.  
 
Therefore more lenient site requirements may be granted where the Planned Unit Development 
contains features not normally required of traditional developments. If the evidence is not found 
to justify such conditions, that fact shall be reported to the City Council with a recommendation 
that the variation request be lessened or denied. 
 
Specific variations as part of the PUD 
The petitioner is asking for five variations 

• To allow a flat roof for the gas canopy, rather than the peaked roof required. 
• To allow 2 free-standing gas station electronic pricing monument signs with red 

illumination, rather than the 1 free-standing sign permitted with white, amber or green 
illumination. 

• To allow greater than 125% of the required parking constructed on a non-permeable 
surface rather than the requirement for a permeable surface. 

• From the requirement for a landscape island every 10 spaces. 
• To allow 595.5 square feet of wall signage and additional signage on the gas pumps 

rather than the 150 square feet permitted, a variation of 445.5 square feet and to allow 
83.5 square feet of signage on the front façade rather than the 75 square feet permitted, a 
variation of 8.5 square feet 

 
 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for 
existing and future business 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. 
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, the following conditions 
are recommended: 
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1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 
City Council: 
A. Application (Buchanan Energy LLC, received 04/25/14) 
B. ALTA and Topographic Survey (VSEI., dated 2/19/13, received 04/25/14) 
C. Site and Landscape Plans (ARC Design, dated 01/27/14, received 04/25/14) 
D. Architectural Plans (Robert W. Engel and Associates, dated 09/17/12, received 04/25/14) 
E. Sign Plans (Omaha Neon Sign Co., dated 004/02/14, received 04/25/14) 
 

2. Site and Landscape Plan 
A. Addition foundation base landscaping is required to meet the UDO standards.  Work with 

staff on the foundation base landscape. 
B. Any tree removal must meet the requirements of Article 4-300. 
C. An addendum to your traffic study is required for an on-site traffic analysis. 
D. The site should be shifted up to provide a drive-through lane and required maneuvering 

area for the parked vehicles at the south end of the site adjacent to the car wash. 
E. Work with the Public Works Department to provide sufficient utilities to the site 

including a looped water main. 
F. Provide the City with a copy of the FAA approval. 

 
3. Elevations 

A. The petitioner shall work to better integrate the gas canopy into the convenience store 
architecture, possible options include: 
1. Creating brick columns around the metal gas canopy columns to match the brick 

on the building. 
2. Painting the gas canopy the same color as the brick. 
3. Giving the gas canopy a peaked roof that matches the roof over the convenience 

store.  
B. The petitioner shall add as stone base around building to give the building a solid and 

grounded feel. 
C. The windows shall have a knee wall of brick or stone. 
D. A sample color and material board shall be presented with the Final PUD application for 

all exterior materials on all buildings. 
 

4. The petitioner shall address all of the review comments and requirements of the Community 
Development, Fire Rescue, Police, Public Works Departments and of the City’s Stormwater 
Consultant. 
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EXHIBIT A 
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