
          
    
 #2014-44 

Auto Tech – Special Use Permit 
          Project Review for Planning and Zoning Commission 

     
 
Meeting Date:  November 5, 2014 
 
Request: Special Use Permit to allow Automotive Repair, Major for Auto 

Tech. 
  
Location: 350 Virginia Street 
 
Acreage: 1.1 acre site 
 
Existing Zoning: B-2 General Commercial 
 
Surrounding Properties: North: R-3A Multi-Family Residential 

South: B-2 General Commercial 
 East: B-2 General Commercial 
 West: B-2 General Commercial 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

• Existing Use:  This site is currently vacant.  Previously, the Crystal Lake Home 
Furnishing building was on this site and was razed.   

 
Development Analysis:  
General 

• Request:  Special Use Permit to allow Automotive Repair, Major in the B-2 zoning 
district.  Auto Tech does electrical, engine, transmission and total car maintenance and 
repair. 

• Land Use:  The land use map shows the area as Commerce.  This land use designation is 
appropriate for retail and service providers.  Auto Tech would be a service provider, 
completing major automobile servicing. 

• Overlay Zoning District:  This site is within the Virginia Street Corridor (VSC) Overlay 
District.  District Intent: The VSC Overlay District is intended to guide both new 
development and redevelopment activities as follows: 

a) Ensure that new development is respectful of the historical fabric and is 
compatible with and enhances the existing character of the corridor; 
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b) Explore the opportunities for increased pedestrian activities in the corridor by 
providing a diverse mix of small scale commercial retail uses at the street level; 

c) Promote in-fill and redevelopment of sites by encouraging mixed-uses with 
second story residential or office above retail, food service or service uses. 

• Zoning:  The site is zoned B-2 General Commercial.  Automotive Repair, Major is 
allowed within this zoning district with a Special Use Permit. 
 

Site Plan 
• The site currently has two access points, a full access on McHenry Avenue and a right-

in/right-out/left-in on Virginia Street.  The McHenry Avenue driveway has been moved to 
the north end of the site to line up, as much as possible, with the access road leading to 
Aldi. 

• McHenry Avenue is required to be restriped to better accommodate the turning movements 
into and out of this location. 

• The parking for this use is 3 parking spaces per each garage bay + 1 per employee on the 
largest shift.  37 total parking spaces have been provided.  The garage bays require 24 
parking spaces, which allows for a maximum of 13 employees on the largest shift.   

 
Floor Plan 

• The main portion of the building is for the service bays.  Access to the service bays is from 
behind the building. 

• The main street windows along Virginia Street show the tire storage area. 
• The waiting room is located along the corner and McHenry Avenue sides of the building. 
• A partial second story is proposed for tire storage along the South/Virginia Street elevation. 

 
Landscape Plan 

• No landscape plan has been provided, but is required as part of the building permit 
submittal and must meet the VSC Design Standards and UDO. 

 
Signage 

• No signage information has been provided and is requires as part of an SUP submittal.  
Wall signs and free-standing signs must meet the VSC Design Standards and Article 4-
1000 of the UDO. 

 
Elevations 

• The building is constructed of brick with a CMU block base. 
• The North elevation faces the interior portion of the site and has 8 over-head garage doors 

for the repair bays.  The main entrance is along this side from the parking lot. 
• The West elevation is visible from Virginia Street.  This is where they receive deliveries of 

tires or auto parts. 
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• The South elevation is along Virginia Street.  There are 4 large window bays that look in on 
the tire storage area on the first and second floors.  There is also a window bay at the corner 
of Virginia Street and McHenry Avenue that faces toward the intersection.  Staff is 
suggesting a door be located here as well to invite pedestrians in from Virginia Street. 

• The East elevation faces McHenry Avenue.  This is where the waiting room is located.  
Window bays wrap around from Virginia Street along McHenry Avenue.  A sidewalk has 
been provided from McHenry Avenue to the waiting room door. 

 
 
Findings of fact: 
SPECIAL USE PERMIT 
The petitioner has requested a Special Use Permit to allow Major Auto Repair in the B-2 General 
Commercial zoning district.  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 
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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 
 
In addition, there are specific criteria for Automotive Repair, Major. 
 

1. Location of repair:  All repairs shall be performed within a completely enclosed building. 

 Meets   Does not meet 
 

2. Licensed vehicles:  All vehicles parked or stored on-site shall display a current license plate 
with a current registration. 

 Meets   Does not meet 
 

3. Odors and fumes:  The use shall safely and appropriately vent all odors, gas and fumes and 
shall comply with all applicable federal, state and local regulation.  Such vents shall be 
located a minimum of 10 feet above grade and shall be directed away from residential uses.  
All storage tanks shall be equipped with vapor-tight fittings to preclude the escape of gas 
vapors from the fill pipes. 

   Meets   Does not meet 
 

4. Outdoor vehicle storage:  Vehicles to be stored outdoors must be contained on-site on a 
paved area.  The outside storage area shall be screened with a minimum six feet tall solid 
wooden fence.  In selected cases, an eight feet tall solid wooden fence may be required. 

 Meets   Does not meet 
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5. Parts or junk vehicles storage:  Outdoor storage of automotive parts or junk vehicles is 
prohibited. 

 Meets   Does not meet 
 

6. Fuel dispensing:  Unattended, automated dispensing of gasoline or other engine fuel is 
prohibited. 

 Meets   Does not meet 
 

7. Fluid/oil collection mats:  Fluid/oil collection mats are required by facilities in wellhead 
protection areas and within the Crystal Lake Watershed.  

 Meets   Does not meet 
 
 
Comprehensive Land Use Plan 2020 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Commerce, which allows for 
existing and future retail and service uses.   
 
This project meets the following goal: 
 
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. 
 
Unique Areas – Virginia Street Corridor 
Goal: To promote and enhance the corridor as a viable commercial district, through 
encouraging aesthetic improvements and appropriate land uses, while maintaining the 
unique character of the corridor. 
 
This can be accomplished with the following supporting action: 
Supporting Action: Ensure compliance with the VSC Design Standards. 
 
 
This project does not meet the following Supporting Action and Success Indicator: 
Supporting Action: Encourage livelier pedestrian environment through development and 
redevelopment. 
Success Indicator: Approval of attractive urban design elements such as outdoor seating and 
attractive storefronts. 
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Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request to approve a Special Use Permit to 
allow Automotive Repair, Major is made, the following conditions are recommended: 
 
1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 
A. Application (Edward Miculinich, received 05/30/14) 
B. Plan Set (Studio 222 Architects, dated 10/27/14, received 10/28/14) 
C. Engineering Plan (Schmitt Engineering, dated 10/08/14, received 10/28/14) 
 

2. Staff has provided recommended revisions to the plans attached as Exhibits 1, 2 and 3. 
 

3. Site Improvements  
A. Provide a Plat of Dedication for the 13 feet of additional right-of-way along McHenry 

Avenue including the corner for the future intersection improvements.  The building shall 
maintain a 5-foot setback from the new property line. 

B. The existing back-to-back left-turn lanes on McHenry Avenue should be modified to 
allow for a southbound left-turn lane (McHenry Avenue to US-14) with a minimum 125 
feet of storage and a bi-directional left-turn lane to service the proposed development, as 
well as, the existing entrances to Aldi’s, Coventry Motors and Oriole Trail, as illustrated 
in the engineering review comments.   

C. All requirements of the Crystal Lake Watershed Design Manual must be met. 
D. This project’s stormwater drainage area is tributary to a known drainage problem area. 

Additional runoff cannot result in additional adverse drainage impacts to the downstream 
area. 

E. All parking lot lights shall meet the VSC Design Standards and Exterior Lighting 
requirements in the UDO. 

F. Signs shall be installed at the McHenry Avenue drive restricting left turns during peak 
p.m. times.  The times shall be determined by staff. 

G. The ground-mounted signage shall be located outside the dedicated right-of-way. 
 

4. Elevations 
A. Provide a full knee-wall and increase the bottom block course levels to be at the same 

height as the soldier course brick. 
B. A public entrance shall be provided from Virginia Street at the corner of the building. 
C. All windows shall be real see-through windows, as opposed to, faux windows. 
D. Exterior metal doors shall be 6-panel decorative doors. 
E. The exterior wall lights shall be a style similar to the VSC lighting standards.  Provide 

wall lighting cut sheets for review. 
F. The soldier course top brick band shall continue along all elevations.   
G. All windows shall have an awning over them.  The proposed metal awning over the back 

public entrance should be duplicated over each window bay. 
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H. The large windows along the South elevation shall be broken into two distinct windows 
with a brick section in between.   

I. Columns shall project a minimum of 2 feet from the face of the building. 
J. The top of the building shall be finished with a top stone cap. 

 
5. Landscape Plan  

A. Provide a complete landscape plan for staff review and approval which meets the 
requirements of Article 4-400. 

B. Parkway trees are required along McHenry Avenue. 
C. To better screen the overhead doors; a substantial amount of landscape should be added 

to the parking lot landscape areas. 
D. It is recommended to use the VSC landscape materials. 
E. An 8-foot landscape buffer is required between parking lots and interior side lot lines. 

 
6. No signage information has been provided; all signs shall meet the requirements in the VSC 

Design Standards and then those of Article 4-1000 of the UDO. 
 

7. The petitioner shall address all of the review comments and requirements of the Police, Fire 
Rescue, and Community Development Departments, as well as, those by our Stormwater 
Consultant. 
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EXHIBIT 1 
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EXHIBIT 2 
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EXHIBIT 3 
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