
          
    
 #2014-33 

Teckler Boulevard Self Storage – Final PUD 
           Project Review for Planning and Zoning Commission 

     
 
Meeting Date:  August 6, 2014 
 
Request: Final Planned Unit Development approval for Phase 1 for Teckler 

Self Storage. 
  
Location: Southeast corner of Teckler Boulevard and Official Road 
 
Acreage: Approximately 4.87 acres 
 
Existing Zoning: M Manufacturing 
 
Surrounding Properties: North: M-PUD Manufacturing 

South: M Manufacturing 
 East: (Across Main Street) B-2 Highway Commercial 
 West: M Manufacturing 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• This petitioner has purchased 4.87 acres of property which is primarily along Official 
Road with two lots fronting on Factory Road.  The property was the former Black Dot 
Graphics buildings.   

• The project is mini-warehousing/self-storage and would be comprised of 6 new 
warehouse buildings, an existing warehouse building and an open lot for outside storage 
of vehicles. 

• The project would be constructed in 2 phases.  Phase 1 is the 40,035 SF climate control 
building and office, the existing warehouse building on Factory Road and the three metal 
drive-up storage buildings at 2,550 SF, 8,575 SF and 3,825 SF.  Phase 2 is the 22,440 SF 
Mixed Storage building, 4,950 SF drive-up storage building and outdoor storage lot. 

• The petitioner was previously granted a Special Use Permit that allowed a Preliminary 
PUD for multiple buildings on a zoning lot, mini-warehousing/self-storage and outside 
storage.  They were also granted variations from the maximum impervious surface limit, 
the rear yard setback, the front yard setback and the driveway spacing from a public 
roadway intersection. 

 
 



Teckler Blvd. Self-Storage  August 6, 2014 
Final PUD 
 
 

 
 

2 

Development Analysis:  
Land Use/Zoning 

• The site is currently zoned M Manufacturing.  This is the appropriate zoning district for 
mini-warehousing/self-storage. 

• The land use map shows the area as Industry.  This is an appropriate land use designation 
for mini-warehousing/self-storage. 

• The petitioner is requesting a Final PUD approval for Phase 1. 
 
Site Layout 

• There are 7 buildings and 1 outside storage lot.  The Final PUD is for the existing storage 
building, the 4 new buildings as part of Phase 1 and the proposed outside storage lot. 

• The main driveway is off Official Road into the front office and parking area.  There are 
also three drives off Official Road and one on Eastgate Alley.   

• There are three drive-in bays to the climate controlled building allowing customers to pull 
in and unload with protection from the elements.  

• Fire would access the site through the two main drives off Official Road and would not 
need to drive between the buildings. 

 
Building Elevations 

• The buildings are constructed with a metal structure and the exterior is a metal insulated 
panel.  The main body of the building is Rawhide color with a stucco finish and the sides 
are Spartan Bronze with a stucco finish.  Accent colors are also added for the fascia, trim 
and downspouts. 

• The main climate controlled building will have a decorative store-front with EIFS panels, 
decorative lighting and metal canopy. 

 
Parking 

• The project requires 11 spaces and 12 spaces have been provided.   
 
Landscape 

• The petitioner has submitted a preliminary landscape plan, which meets the condition to be 
robust and provide year-round plantings.   

• Parkway Trees are shown along Teckler, Official and Eastgate. 

• Foundation base landscape is shown around the front of the building as well as some 
parking lot screening along Teckler Boulevard. 
 
 

Findings of fact: 
Final Planned Unit Development 
The petitioner is requesting approval of a Final Planned Unit Development to allow the 
construction of the mini-warehousing/self-storage in the M zoning district.  The Final PUD must 
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be reviewed against the approved preliminary PUD conditions.  The Final PUD is in substantial 
compliance with the approved preliminary PUD. 
 
 
Comprehensive Land Use Plan 2020 Vision Summary Review:
The Comprehensive Plan designates the subject property as Industry, which allows for existing 
and future manufacturing and light manufacturing uses including storage and warehousing.  The 
following goals are applicable to this request: 

  

 

Goal: Support manufacturing uses within the community which contribute to the regional 
and local economy and Crystal Lake’s live, work, play philosophy. 

Land Use: Industry 

 
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 daw 
upon existing infrastructure. 
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request for a Final PUD approval for 
Phase 1 is made, the following conditions are recommended: 
 
1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 
A. Application (Teckler Blvd. Development, received XX/XX/XX) 
B. Engineering Plan Set (J. Condon & Associates, Inc., dated 07/11/14, received 07/15/14) 
C. Architectural Plan Set (Reitan Architects, LLC, dated 06/20/14, received 07/15/14) 
D. Landscape Plan (UplandDesign Ltd. dated 07/14/14, received 07/15/14) 
 

2. All previous conditions as approved in Ordinance #7022 shall remain applicable unless 
modified by this request. 
 

3. Site and Landscape Plan 
A. All exterior parking surfaces shall be of an approved dust-proof surface 
B. A final landscape plan showing quantities shall be provided with the building permit. 

 
4. Elevations 

A. A sample color and material board shall be presented with the Final PUD application for 
all exterior materials on all buildings. 

B. All signage shall meet the requirements in the UDO. 
 

5. 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. 
 







 
 
 
 

CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
SPECIAL MEETING 

TUESDAY, MARCH 25, 2014 
HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 

 
The meeting was called to order by Chairman Hayden at 7:30 p.m.  On roll call, members Batastini, 
Esposito, Goss, Greenman, Jouron, Skluzacek, and Hayden were present.  Mr. Gavle was absent. 
 
James Richter II, Planning and Economic Development Manager, and Latika Bhide, Planner, were 
present from Staff.   
 
Mr. Hayden asked those in attendance to rise to say the Pledge of Allegiance. He led those in attendance 
in the Pledge. 
 
Mr. Hayden stated that this meeting was being televised now as well as recorded for future playback on 
the City’s cable station.  
 
2014-13 TECKLER BOULEVARD SELF STORAGE – PUBLIC MEETING 
A motion is requested to set a public hearing date of April 2, 2014. 
Preliminary PUD, Special Use Permit, and Zoning Variations for a self-storage facility. 
 
Mr. Hayden stated the petitioner is present to request the setting of the public hearing for the next PZC 
meeting on April 2, 2014. 
 
Joe Gottemoller, attorney, was present to represent the petition.  The property is at the corner of Teckler 
and Official and runs all the way east to Eastgate Alley.  He asked if there were any questions, concerns 
or additional information that the Commissioners wanted for the next meeting which is the public 
hearing.   
 
There was no one in the public who wished to comment on this petition.  The public portion was closed 
at this time. 
 
Mr. Goss asked if the buildings would front on other streets besides Official.  Mr. Gottemoller said yes. 
 
Mr. Batastini asked for a color rendering and more detail of a typical building.  Mr. Gottemoller said he 
would see what he could do.  Mr. Batastini said just a little more detail would be helpful.  He asked if 
there would be landscaping.  Mr. Gottemoller said yes there is a landscaping plan. 
 
Mr. Greenman asked if the petitioner could be prepared to walk through the variations at the next 
meeting. 
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Mr. Goss asked for dimensions of the drive aisles.  It seems that some of them don’t line up. 
 
Mr. Skluzacek asked if the petitioner had any concerns with the conditions listed in the staff report.  Mr. 
Gottemoller said he doesn’t recall any that stand out as major concerns.  He said they will review the 
conditions at the next meeting when the petitioner is here.  Mr. Gottemoller said the petitioner is in 
Tennessee but will attend next week’s meeting. 
 
Mr. Batastini moved to set the public hearing for 2014-13 Teckler Boulevard Self Storage to the April 2, 
2014 PZC meeting.  Mr. Esposito seconded the motion.  On roll call, all members voted aye.  Motion 
passed. 
 



 
 
 
 

CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, APRIL 2, 2014 

HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 
 
The meeting was called to order by Chairman Hayden at 7:30 p.m.  On roll call, members Batastini, 
Esposito, Goss, Jouron, Skluzacek, and Hayden were present.  Members Gavle and Greenman were 
absent. 
 
James Richter II, Planning and Economic Development Manager, Latika Bhide and Elizabeth Maxwell, 
both Planners, and Rick Paulson, Building Commissioner, were present from Staff.   
 
Mr. Hayden asked those in attendance to rise to say the Pledge of Allegiance. He led those in attendance 
in the Pledge. 
 
Mr. Hayden stated that this meeting was being televised now as well as recorded for future playback on 
the City’s cable station.  
 
2014-13 TECKLER BOULEVARD SELF STORAGE – PUBLIC HEARING 
Preliminary PUD, Special Use Permit, and Zoning Variations for a self-storage facility. 
 
Mr. Hayden stated that the sign had been posted.  He said the surrounding property owners were notified 
and the Certificate of Publication was in the file.  Mr. Hayden waived the reading of the legal notice 
without objection. 
 
Joe Gottemoller, attorney, Brennon Fitzpatrick, petitioner, Jim Condon, engineer, and Ed Reitan, 
architect, were present to represent the petition.  Mr. Gottemoller handed out color renderings of the 
proposed buildings.  Mr. Fitzpatrick said they are a family owned real estate investment company in 
Tennessee and they own office, apartment, and self storage facilities.  He said this is ideal zoning for self 
storage units and is an appropriate location.  Mr. Fitzpatrick said this is a very old area and this will help 
the area.  He said there is a need for climate control storage in the area.  One of the buildings you can 
drive into.  There will also be vehicle storage on the property.  Mr. Fitzpatrick added that this site is very 
long and narrow which requires variations. 
 
Mr. Gottemoller said they are requesting a Special Use Permit for storage units and showed an aerial 
photo of the site showing the approximate building locations.  They are not asking for a curb cut on 
Teckler Boulevard. because of the amount of traffic on that roadway.  The entrances will be off of 
Official.  Mr. Gottemoller said the area was originally developed in the County prior to annexing to the 
City.  The rear yard setback was 10 feet.  He showed the Preliminary landscape plan.  He added that they 
had brought a sample of the material they are proposing for the building and color samples.   
 
Mr. Gottemoller said they are requesting a variation for impervious surface coverage.  The previous 
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buildings had 85% coverage and this use would be 75% which is lightly higher than allowed by 
ordinance but it would be lower than what was on the property.  They also will need fencing for the 
vehicle storage area which fronts on Factory Road.  They don’t want a solid screen because they want 
the police to be able to see into their property when they drive by.   
 
Mr. Gottemoller said the only condition they have an issue with is the brick for the buildings.  He said 
buildings in this area are mostly metal.  Mr. Fitzpatrick said they will be glad to do a tree survey, but he 
would prefer to put in new trees and landscaping.  Mr. Gottemoller said there are very few trees in the 
entire area. 
 
Phil Murphy, co-owner of The Keep, said he is also Vice President of the National Self Storage 
Association.  When looking through the plans they found several life safety issues including turning into 
the site for emergency response vehicles.  Mr. Gottemoller said the climate controlled building will be 
sprinklered.  Mr. Murphy said the congestion on Official will impact his property.  He added that the 
placement of the buildings is causing the variations.  If the buildings met the setback, that would reduce 
the coverage percentage for the property.  Typically facilities such as this can disburse traffic around the 
property but the aisles won’t allow that. Mr. Murphy showed photos of existing storage buildings that 
are metal and are rusting.  His buildings are block and don’t look like they are 40 years old.  He said the 
petitioner will need to resize the RV parking area since there is no turn-around room.  Also, there is no 
place to put the snow. 
 
Jack Murphy, co-owner of The Keep, said this project has many fire safety and traffic issues.  The design 
of the project is the reasons for the variations.   
 
There was no one else in the public who wished to comment on this petition.  The public portion was 
closed at this time. 
 
Ms. Maxwell said the Fire Department reviewed the plans and they did not have any concerns with the 
layout or being able to enter/exit with their equipment. 
 
Mr. Gottemoller said he offered to meet with the owners of The Keep after the special PZC meeting on 
March 25th, but they declined.  There won’t be any semi pulling into the site off Official, but if there is 
they would go to the back side and pull straight in.  Also, the locations of their entrances on Official are 
across the street from existing entrances.  As for the Fire Department equipment, the sprinkler will kick 
in prior to any emergency equipment arriving at the site. 
 
Mr. Gottemoller showed an aerial photo of the area showing the rear setbacks of the buildings that back 
up to this property.  There is only one that is larger than 10 feet and that is the building on the corner of 
Teckler and Factory.  He said the drive aisles are 24 feet wide, which is the standard lane width.  Mr. 
Fitzpatrick said they have superior access to the sites.  They have 3 independent access points.  Mr. 
Gottemoller said the parking area for the RVs and boats will not be striped.  He said they put the lines on 
the plan so they could see approximately how many vehicles would be able to be parked there.  He added 
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that narrowing the building will not solve the impervious coverage percentage.  Mr. Gottemoller said 
this use will not impact the very little traffic that is on Official.  If it is needed, there is parking allowed 
on that street.   
 
Mr. Gottemoller showed photos of the fencing that is used at The Keep which is similar to the type of 
fencing they want for this site.  It is secure, but the police have the ability to see into the site.  He showed 
photos of the properties in the area showing no landscaping or trees on the sites. 
 
Mr. Gottemoller said this area is appropriate for this type of use.  He reviewed the standards in the staff 
report.  The redevelopment of this property may help property values in the area as well as spur other 
development.  There won’t be a high demand for City utilities on this site.  Mr. Gottemoller said the 
standards for a PUD are mostly for residential development – not commercial.  He added that a block 
building is not as well insulated and it doesn’t make sense to have a block building. 
 
Mr. Goss asked about the detention area and how deep it will be.  Mr. Condon said it will be 2 to 3 feet 
deep and they will use the depressed area next to the road even though they are not required to provide 
detention.  Mr. Goss asked about the size of the drive aisles.  Mr. Gottemoller said they are between 24 
feet and 33 feet wide.  Mr. Goss asked about the size of the storage units in the buildings.  Mr. 
Fitzpatrick said they will be 10 feet x 10 feet, 35 feet x 10 feet, and 15 feet x 10 feet.  He added that cars 
can pull into the building up to a loading dock.  Mr. Goss asked about the outdoor storage of RVs, etc.  
Mr. Fitzpatrick said they will mostly be RVs and boats but there could be some cars and trucks.   
 
Mr. Esposito asked how they will keep the building from rusting.  Mr. Fitzpatrick said they will maintain 
the buildings.  Mr. Esposito said this is better than what was there previously.  Mr. Reitan showed a 
sample of the panel material and color samples.  He said a block building will not meet the energy code. 
 The material they are proposing meets the wind load of 90 mph.  If a panel becomes damaged, it can be 
replaced.  Mr. Reitan said the product is very stiff and well insulated.   
 
Mr. Batastini said he fully supports this request.  It is a good place for it.  The buildings have very long 
walls.  Mr. Gottemoller said there will be landscaped to break it up.  Mr. Batastini is concerned with the 
long-term maintenance of the landscaping.  Mr. Gottemoller said a block building doesn’t give them the 
“R”-rating they need and there will still be a long wall. 
 
Mr. Hayden asked if the buildings were single story.  Mr. Fitzpatrick said yes.  Mr. Hayden said some of 
the elevations seem like there is a second story.  Mr. Reitan said that is for the office and the area where 
the trucks are backing up to use the loading dock.  Mr. Hayden asked if there is more demand for climate 
control units.  Mr. Fitzpatrick said they ask the client if the items they wish to store there would be ok if 
stored in their garage; if yes – they won’t need the climate control, and if no – they will need the climate 
control.  
 
Mr. Hayden asked about restrictions for what is being stored in the units.  Mr. Fitzpatrick said it is listed 
in the lease.  Mr. Gottemoller said there are security cameras in place.  Mr. Fitzpatrick said there is only 
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so far a landlord can go.  Mr. Hayden asked if there will be floor drainage if vehicles are stored there.  
Mr. Gottemoller said the required codes will be addressed.  Mr. Paulson said under the Fire Code only a 
certain amount of fuel may be in the vehicle.  The Building Code requires triple basins for drainage after 
a certain square footage and these units don’t meet that required size. 
 
Mr. Jouron asked if the petitioner could break up the buildings’ long walls by using the colors that will 
be on the building elsewhere.  Mr. Gottemoller said they will use landscaping to break up the buildings’ 
long walls.  Mr. Reitan said it is difficult to add color areas to the panels. 
 
Mr. Batastini moved to approve the Special Use Permit to allow a Preliminary PUD for multiple 
buildings on a zoning lot, for mini-warehousing/self-storage and for outside storage; and Variations 
from: A. Section 3-200B Density and Dimensional Standards to allow 75% impervious surface from the 
permitted 70%, a variation of 5%; B. Section 3-200B Density and Dimensional Standards to allow a 10-
foot rear yard setback from the required 20-foot setback, a variation of 10 feet.; C. Section 3-200B 
Density and Dimensional Standards to allow a 29 feet 9 inch front yard setback from the required 30-
foot setback, a variation of 3 inches; D. Section A-400C Access Management Manual to allow the 
driveways off Official Road and Eastgate Alley to be closer than 60 feet from the edge of the intersecting 
right-of-way; and E. Section A-400F Access Management Manual to allow driveways wider than 36 feet 
for Teckler Self Storage located at the southeast corner of Teckler Boulevard and Official Road with the 
following conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the City 
Council: 

A. Application (Teckler Blvd. Development, received 03/03/14) 
B. ALTA Survey (Webster, McGrath & Aglberg Ltd., dated 4/18/13, received 30/03/14) 
C. Engineering Plan Set (J. Condon & Associates, Inc., dated 03/03/14, received 03/03/14) 
D. Preliminary Engineering Report (J. Condon & Associates, Inc., dated 03/03/14, received 
03/03/14) 
E. Architectural Plan Set (Reitan Architects, LLC, dated 03/03/14, received 03/03/14) 
F. Landscape Plan (UplandDesign Ltd. dated 03/05/14, received 03/14/14) 

 
2. Site and Landscape Plan 

A. If this property requires any tree removal, the petitioner shall provide a tree inventory, protection 
plan and removal calculations which meet Article 4-300 of the UDO the petitioner shall work with 
staff and remain within the required calculations in the UDO. 
B. Additional building foundation landscaping is required to meet the UDO standards. 
C. Work with staff on the final landscape plan, additional landscape materials may be added to the 
detention areas, to the front parking area, around the free-standing sign and along Eastgate Alley. 
D. Relocate fire hydrant from entrance driveway. 
E. The final landscape plan shall be robust and include year-round plantings to break up the 
building mass. 
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3. Elevations 
A. Thought should be given how to soften and enhance the Eastgate Alley elevation (East Elevation) 
as this is adjacent to the Prairie Trail and Main Street.   
B. A sample color and material board shall be presented with the Final PUD application for all 
exterior materials on all buildings. 
C. A 2 or 3 foot high CMU or Brick base should be added along all exterior elevations, except where 
there are overhead doors. 
 

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. 

 
Mr. Goss seconded the motion.  On roll call, all members voted aye.  Motion passed. 
 
Mr. Hayden asked that the new documents be reviewed by the Fire Department. 
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