
 
 

 #2015-16 
Bucky’s Convenience Store – Preliminary and 

 Final PUD and Special Use Permit 
                                    Project Review for Planning and Zoning Commission 
 

 
Meeting Date
 

:  April 22, 2015 

Requests
1. 2. Preliminary and Final PUD 

: 1. Rezoning from E to B-2 PUD 

 3. Special Use Permit to allow a Gasoline Service Station and 
Convenience Store with a Gasoline Electronic Pricing signs. 

  
Location:
 

 8108 Pyott Road 

Acreage:
 

 Approximately 2.9 acres 

Existing Zoning:
 

 B-2 PUD General Commercial 

Surrounding Properties:
South: M Manufacturing 

 North: B-2 PUD General Commercial 

 East: M Manufacturing 
 West: Lake in the Hills 

  
Staff Contact
________________________________________________________________________ 

:   Elizabeth Maxwell (815.356.3615) 

 
Background:

• The City was notified by the McHenry County Geographic Information System (GIS) 
department that there was a discrepancy and that the County had no documentation that 
the south parcel of the L&V site was annexed into the City.  Although we have 
previously rezoned this property and acted on the preliminary PUD petition, we are 
required to re-annex and zone the property.  The annexation is taking place on April 21, 
2015 and will zone the property E. 

    

• 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 with Variations. 

• The petitioner’s current request fully complies with the conditions of the preliminary 
PUD approval. 
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Development Analysis:  

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

Land Use/Zoning 

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

 

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

Site Layout 

• Two access points have been approved by McDOT, one full access along Pyott Road and a 
right-in/right-out along Rakow Road.  The petitioner has also performed an on-site traffic 
analysis reviewing turning movements and entering and exiting from the site. 

• There is an automatic car wash along the east side of the building.  The petitioner has 
provided a full drive aisle lane and full drive-through stacking lane along the south end 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. 

 

• The convenience store is constructed of brick and stone.  The entry feature on three sides is 
a stacked stone on large projecting columns.  This creates a noticeable and welcoming entry 
area. 

Building Elevations 

• The peaked roofs at the entrances are a painted metal.  The main portion of the building has 
a parapet roof with thick stone top cap.   

• The building is also accented with a stone banding through the brick and flat metal awnings 
and pitched copper painted awnings that match the peaked roof. 

• New buildings are required to meet at least 6 of the architectural design criteria; this 
building meets 9 of the criteria. 

• The petitioner has wrapped the gas station columns in the same materials as the building.  
The columns will have a stone base with stone top leading to the brick up the main column.  
The colors and materials match that of the building. 

 

• 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. 

Parking 
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• The project has been designed with 40 parking spaces.  Most spaces are adjacent for the 
convenience store then additional parking is provided for the vacuums. 

 

• The landscape plan illustrates landscape around the sign, parking lot screening, parking lot 
islands and landscape around the sign.   

Landscape 

• Planter areas are added along the front and side of the building for the foundation base 
landscape. 

• The plan meets the ordinance requirements with the variation as requested. 
 

• 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. 

Signage 

• 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 size, 
height and location meet all ordinance requirements. 

• The signage on the convenience store is broken up on the three main facades.  The front 
elevation has 96 sq. ft., the left elevation has 31 sq. ft. and the right elevation has 34 sq. ft.  
This is a total of 161 sq. ft. 

• The gas station canopy also has signage.  Non-illuminated single color banding is not 
considered signage.  There are also two illuminated “Mobile” signs at 24 sq. ft. each.  This 
is a total of 48 sq. ft. of signage for the canopy. 

• Sites are permitted a total of 150 sq. ft. of signage so a variation has been requested. 

• 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. 
 
 
 

PRELIMINARY and FINAL PUD/SPECIAL USE PERMIT 
Findings of fact: 

The petitioner is requesting approval of a for a Preliminary and Final Planned Unit Development 
and Special Use Permit 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: 
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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 

 
 
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 
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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 
 

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 
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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 
 
 
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 9 of 10 of the 
criteria.  The results are as follows: 
 
1. Building Form 

 Meets   Does not meet   Not Applicable 
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2. Building Massing and Articulation 
 Meets   Does not meet   Not Applicable 

 
The building meets all the criteria under this category except for the minimum 2-foot stagger.  
There is a 1-foot stagger provided along the front elevation. 
 

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 
 
 
 

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 
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 
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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 
 
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 and 
at the ends of the ends of rows,  

e. Section 4-1000 F to allow building and gas canopy wall signage and additional 
signage on the gas pumps above the 150 square feet permitted.  Also, to allow 96 
square feet of signage on the front façade rather than the 75 square feet permitted. 

 
 
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: 

  

 

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. 

Land Use - Commerce 

 
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: 

  

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

City Council: 
A. Application (Buchanan Energy LLC, received 03/25/15) 
B. ALTA and Topographic Survey (VSEI., dated 2/19/13, received 04/25/14) 
C. Site and Landscape Plans (ARC Design, dated 03/25/15, received 03/25/15) 



Bucky’s Convenience Store  April 22, 2015 
Rezoning, SUP, Preliminary/Final PUD and Variations 
 
 

 
 

9 

D. Architectural Plans (Building Elevations and Floor Plan) (Robert W. Engel and Associates, 
dated 01/26/15, received 03/09/15) 

E. Sign Plans (Omaha Neon Sign Co., dated 01/29/15, 01/30/15 and 03/06/15, received 
03/09/15) 

 
2. Site and Landscape Plan 

A. The petitioner shall provide the easement documents to dedicate a 30-foot easement for 
water and future sanitary sewer along Rakow Road.  The free-standing sign is permitted 
within this easement in the location as shown on the final PUD plans.  Work with staff on 
the easement and MUMA. 
 

3. Signs 
A. The petitioner is granted a variation for signs as presented in the Sign Plans for the 

building wall signage, free-standing signage and the gas canopy signage. 
B. The blue banding on the canopy shall be non-illuminated. 

 
4. The petitioner shall address all of the review comments and requirements of the Community 

Development, Fire Rescue, Police, and Public Works Departments and of the City’s 
Stormwater Consultant. 
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EXHIBIT A 
 

 











 
 
 
 

CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, MAY 21, 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, Gavle, Greenman, Jouron, Skluzacek, and Hayden were present.  Mr. Goss was absent. 
 
Latika Bhide and Elizabeth Maxwell, both Planners, 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.  
 
2014-17 BUCKY’S GAS STATION (BUCHANAN ENERGY) – 8108 Pyott Rd. – PUBLIC 
MEETING 
A motion is requested to set a public hearing date of June 4, 2014. 
Preliminary PUD and Special Use Permit for a Gasoline Station/Convenience Store, and EMC sign; 

Variations  to allow a flat gasoline canopy, 2 free-standing gas station EMC signs with red 
illumination, from the requirement to install a permeable surface for parking, requirement to have a 
landscape island every 10 spaces, and to allow 595.5 square feet of wall signage. 

 
Richard McMannon with Buchanan Energy was present to represent the petition.  Mr. McMannon said 
they have purchased 81 Exxon Mobile facilities and are in the process of updating them.  They are also 
searching for new locations.  He said they are the contract purchasers for the L & V Distributors property 
and they are requesting a public hearing be set for the June 4, 2014 PZC meeting. 
 
Mr. McMannon said they have already received permission from McHenry County Department of 
Transportation for the curb cuts on Pyott and Rakow Roads.  They have studied the water in the area and 
this use will not affect the fen.  The water from this property goes to the southeast to Curran’s property 
where the clean fill landfill will be located.  Mr. McMannon said environmental reports will be 
presented and explained at the hearing.  Sensors will be used to detect any spills and the tanks to be used 
are double walled.  There will also be a monitoring well. 
 
Mr. McMannon said they have a good way to handle on-site water which will go to a detention basin.  
Also, the parking lot runoff will go through a water/oil/grease separator and then an infiltration basin to 
further filter the runoff.   
 
As for the convenience store, Mr. McMannon stated it is proposed to be 7,000 square feet and will not 
be a typical convenience store.  There will be more offerings for their customers.  The architecture looks 
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more retail than a standard gas station convenience store.  They are also proposing a car wash.  Mr. 
McMannon said the cycle will be very quick so to avoid backups.  There will be 20 gas pumps and all 
are out of the well head protection area.  He added that this proposed gas station will be adjacent to the 
bike path, which will allow the bikers to stop to use the washrooms as well as purchase items.  They feel 
this is a great location in Crystal Lake and it will be great for the community. 
 
Mr. Hayden stated that this is only the public meeting but asked if anyone was in attendance who wished 
to comment on this request.  There was no one in the public who wished to comment on this petition.  
The public portion was closed at this time.  
 
Mr. Esposito said during the public hearing the petitioner should be prepared to show the hardship for 
the variations that are requested.  Also how the traffic could affect the bike path. 
 
Mr. Greenman asked that the petitioner review the Findings of Fact as well as the conditions presented 
in the staff report at the next meeting.   
 
Mr. Skluzacek feels that this site is over parked and asked if it could be reduced.  Also, having parking 
lot landscape islands would make this project look nicer. 
 
Mr. Jouron said he was having difficulty reading the dimensions and asked that they be sure there is 
sufficient stacking for the car wash.  He is also concerned with having 2 free standing signs. 
 
Mr. Hayden said the staff report is very complete.  He would like highlighted at the next meeting the site 
layout and the on-site traffic analysis.  Also, explain how a spill would be contained.  There seems to be 
a lot of signage for this site.  Mr. Hayden is also concerned with the environmental impact of this use.  
He will not support a variation for the flat canopies and asked how the vending machines outside will be 
handled.  He also asked that the design criteria be addressed and asked the petitioner to look at condition 
#3 regarding the architecture of the building. 
 
Mr. McMannon said he has been working with staff on this project and stated that the City has a great 
staff. 
 
Mr. Esposito moved to set the public hearing for 2014-17 Bucky’s Gas Station at 8108 Pyott Road for 
June 4, 2014.  Mr. Greenman seconded the motion.  On roll call, all members voted aye.  Motion passed. 



 
 
 
 

CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, JUNE 4, 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, Gavle, Goss, Greenman, Jouron, Skluzacek, and Hayden were present.   
 
James Richter II, Planning and Economic Development Manager, Latika Bhide and Elizabeth Maxwell, 
both Planners, 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.  
 
2014-17 BUCKY’S GAS STATION (BUCHANAN ENERGY) – 8108 Pyott Rd. – PUBLIC 
HEARING 
Preliminary PUD and Special Use Permit for a Gasoline Station/Convenience Store, and EMC sign; 

Variations  to allow a flat gasoline canopy, 2 free-standing gas station EMC signs with red 
illumination, from the requirement to install a permeable surface for parking, requirement to have a 
landscape island every 10 spaces, and to allow 595.5 square feet of wall signage. 

 
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. 
 
Richard McMannon with Buchanan Energy and Ryan Swanson with ARC Design Resources were 
present to represent the petition.  Mr. McMannon said they have made changes to the previous 
submittals reflecting some of staff’s requests.  He showed photos of the property and stated it is 
approximately 2.9 acres.  The revised site plan showed the entrance/exit on Pyott Road moved south.  
There is a considerable amount of green space on the property which is very unusual for this type of 
business.  They have also increased the end caps and eliminated parking spaces in the front of the 
property.  Mr. McMannon showed an artist rendering of the building they would like to build.  He added 
that there is nothing like this in Northern Illinois. 
 
Mr. McMannon said they are requesting a variation from the peaked roof canopy.  He said that would 
block the architecture of the building.  He knows of only 2 gas stations in the area that have peaked roofs 
on their canopies – one is in Schaumburg south of Woodfield.  With a peaked roof there is a potential for 
snow/rain to come off the roof and fall on the customer. 
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Mr. McMannon said they are requesting 2 free standing EMC signs with red illumination.  He showed 
photos of businesses in Crystal Lake that have the red illumination.  Because the property is so large – 
2.9 acres – and the frontage is 232 feet along Rakow Road and 307 feet along Pyott Road is so expansive 
that it would be difficult to place one sign that could be seen from both directions.   There is also a grade 
change along Pyott Road which would also hinder seeing the sign if it were placed along Rakow Road 
only.  Mr. McMannon added that the berm along the bike path would also shield the price sign.  Also, 
having one sign would not allow the drives to safely maneuver their vehicle to enter the property.   
 
Mr. McMannon said the revised site plan shows 16 parking spaces in front of the building which is the 
only location on the site with 10+ parking spaces in one area.  He also showed the revised site plan 
showing the delivery truck routes for both regular deliveries and gas tankers.  Even with the gas tanker 
there and another delivery truck is parked in that area, there is plenty of room for a vehicle to get 
through.   
 
Mr. McMannon said they are requesting sign variations for the building signs.  There will be three 
businesses on this parcel – the car wash, the gas station, and the café.  There is a lot of building and they 
are slightly over the allowed square footage.  He showed the site plan that noted the location of the signs. 
 Both of the EMC signs will be monument signs.  The City Ordinance counts the blue stripe on the 
canopy as signage because it is illuminated.  It is their trade mark and has been accepted in other 
communities. 
 
Mr. Hayden asked if the petitioners had any concerns with the conditions listed in the revised staff 
report.  Mr. McMannon reviewed the changes that were made to the site plan.  He said they will have a 
tree inventory completed.  Ms. Maxwell said she will get a copy of the revised plan for Engineering to 
review.  Mr. McMannon said they are in the process of receiving FAA approval and they are out of the 
runway protection zone for the airport.  They will include their lighting information for the FAA to 
review. 
 
Mr. McMannon said he is not sure if the owner will want some of the changes suggested by staff such as 
the stone base around the building and the knee walls for all of the windows.  They will be samples of 
the materials to be used when they come back for Final approval.  Mr. Goss asked about 2D – moving 
the building to allow for more stacking for the car wash.  Mr. McMannon said the building was moved 
to stay out of the well head protection zone.  They don’t have stacking issues for the car wash at other 
locations.  He added that the water flow from this property is away from the Fen area and goes towards 
the Fox River.   
 
There was no one in the public who wished to comment on this petition.  The public portion was closed 
at this time. 
 
Ms. Maxwell said with the new location of the driveway along Pyott Road she is not sure they can meet 
the 10 feet setback requirement.  Mr. McMannon said they will move the location of the sign to north of 
the entrance/exit.   



PLANNING AND ZONING COMMISSION 
JUNE 4, 2014 
PAGE 3 
 

 
Mr. Jouron said there are a lot of signs for this property.  He said the red illumination is not an issue, but 
he prefers there be only one monument sign.  He also has a problem with the illuminated bands on the 
canopy.   
 
Mr. Batastini asked if the artist rendering of the building is the same as what is shown in their packet.  
Mr. McMannon said the artist rendering is an earlier version.  Mr. Greenman said the building footprint 
shown on the site plan is a rectangle.  Mr. McMannon said that is used as a “place holder” for the 
engineers to do their calculations.  Mr. Batastini said it doesn’t show the ins and outs of the building.  
Also, the canopies shown don’t match the building.  He said the petitioner is requesting a lot of 
variations. 
 
Mr. Hayden said he likes the artist rendering of the building versus the architect’s elevation that is in 
their packet.  Mr. Esposito said he likes the Prairie Style building shown.  Mr. McMannon said the 
elevation in the packets is very similar to the artist’s rendering. 
 
Mr. Goss said the windows could be changed to include a knee wall since those windows are in storage 
areas and can’t be seen through.  He added that there are no dimensions given.  He asked if staff had 
received the revised plan to review.  Mr. McMannon said no.  Mr. Goss thanked the petitioner for 
reducing the parking on the site.  He asked if sale items would be displayed outside the building.  They 
don’t want anything piled up on skids.  Mr. McMannon said they understand the City’s requirements for 
outside storage of sale items.   
 
Mr. Goss said he is ok with two small monument signs if the canopy stripe is not illuminated.  He added 
that the amount of building signs is large and the businesses are advertised on the monument signs.  He 
asked if the Fire Department needs a rear aisle behind the building.  Ms. Maxwell said no that they were 
ok with the building location.  Mr. Goss asked if there would be additional lighting on the building or 
along the roof line.  Mr. McMannon said there will be down-lights from the eaves of the building.   
 
Mr. Goss said he is concerned with the traffic especially the southbound traffic going from the site onto 
Pyott Road. The traffic coming northbound is going at least 45 mph and it is on a curve and going uphill. 
 He is very surprised the County ok-ed the plan.  He would prefer the County look at the plan again.  If 
the County is still ok with the revised plan, it is their jurisdiction.  Mr. Gavle added that going 
southbound on Pyott Road will be a challenge to get into the site.  Mr. Swanson said they looked at the 
site with the recent improvements.  Moving the entrance south allows for more cars stacking on the site. 
 Mr. Gavle asked if the detention areas have been approved.  Mr. Swanson said they received comments 
back.   
 
Mr. Greenman asked about the number of parking spaces shown on the revised plan.  Mr. McMannon 
said they have reduced it to 39 from 61.  Mr. Greenman said that area is still impervious surface – just 
not striped for parking.  Ms. Maxwell said a gas station is not allowed to have pervious surface and the 
petitioner will still need that area for truck traffic.  Mr. Greenman asked how the parking requirements 
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are determined.  Ms. Maxwell said they use the information in the UDO and the American Planning 
Association Parking Standards.  Mr. Greenman said he would prefer having the canopy and building feel 
more together.  He doesn’t want a blue building.  Also he doesn’t care for the variation for the amount of 
signage requested.   
 
Mr. Skluzacek asked what happens if there is a large fuel spill.  Mr. McMannon said if there is a large 
fuel spill it would be from the delivery truck.  The trucks are equipped with large “diapers” to contain 
the fluid.  If it flows into the drain there is another system to handle it.  Mr. Swanson said there is a 
water/gas separator.  They are also proposing a trench drain around the canopy which is meant to take 
care of spills.  Mr. McMannon said they also contact the appropriate people for a hazardous material 
spill.  Mr. Goss said that would be our Fire Department.   
 
Mr. Esposito agreed with Mr. Greenman about the canopies and building matching.  They need to be 
more coordinated.  He does like the peak roof that was shown in the photos from Schaumburg.  He said 
there is not a lot of lighting in that area currently and this use has a lot of lighting.  Gas stations are 
bright but they can be dimed slightly after a certain hour and they will still be bright.  Mr. Esposito 
believes they do need two signs for this site.  Since this is at an entrance to the City, they would like it to 
be nice, like the CVS and WalMart are.  He asked what Bucky’s carries since they are new to the area.  
Mr. McMannon said they carry the usual convenience store items – hot lunches, drinks, etc.  Mr. 
Esposito said this use will be on the bike trail and asked if there will be a trail in and out of the site as 
well as bike racks.  Mr. McMannon said yes and there will be large washrooms.  They will also adjust 
what items are sold there based on being next to the bike path.   
 
Mr. Hayden asked if there has been any consideration given to having a charging station for electric cars. 
 Mr. McMannon said he would like it and they have been studying it.  He believes it won’t be done right 
away because of the liability with the batteries.  Once the batteries are more stable, there will be more 
charging stations.  Mr. Hayden appreciates the style of the building.  It’s the nicest he has seen.  He is 
concerned with the car wash and asked if it was full service or just a wash through.  Mr. McMannon said 
there are blowers at the end of the wash and the cars come out dry. 
 
Mr. Hayden likes the artist rendering and looks like it has flat roofs.  If the building had peaked roofs it 
would go better with peaked roof canopies.  He asked if there will be outdoor seating.  Mr. McMannon 
said yes.  Mr. Hayden thanked the petitioner for working with staff. 
 
Mr. McMannon said the canopies are important to them.  They won’t be able to brand the Mobil station 
if they deviate from their branding.  He said the owner goes with what he is comfortable with and the 
more deviations the less comfortable he is.  Mr. McMannon said the lighting they use is an LED 
lighting, which has a different quality to it. 
 
Mr. Goss asked if the blue bands on the canopies are illuminated.  Mr. McMannon said on 3 sides.   
 
Mr. Hayden asked if staff has spoken with MCCD and McDOT.  Ms. Maxwell said she had. 
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Mr. Goss suggested that the petitioner have the new plans available for Council and the plans should 
have dimensions. 
 
Mr. Goss moved to approve the Special Use Permit to allow a Preliminary PUD, Gasoline Service 
Station and Convenience Store and Gasoline Electronic Pricing signs, and 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; and E. Section 4-1000 F to allow 595.5 206.5 square feet of wall 
signage and additional signage on the gas pumps rather than the 150 square feet permitted, a variation of 
445.5 56.5 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 for Bucky’s Gas Station at 8108 Pyott Road with the 
following conditions: 

 
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. 
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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. Work with staff on the addition of the The petitioner shall add as stone base around building to 
give the building a solid and grounded feel. 
C. Work with staff on the addition of a knee wall for the two (2) 13 foot sections adjacent to the 
backroom and behind the prep area. 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. 
E. The Mobil logo signs on the canopies can be illuminated, but the blue bands shall not be 
illuminated. 

 
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. 
 
5. Due to safety concerns, the petitioner shall work with staff to move the driveway along Pyott Road 
farther south. 
 
6. Present the revised plans to McHenry County Department of Transportation to review the 
changes to the entrance on Pyott Road stating the City’s concern with the potential safety issue 
with vehicles turning left out of the site heading southbound on Pyott Road. There is no place for 
the turning vehicle to safely wait to merge with other southbound traffic. 

 
Mr. Jouron seconded the motion.  On roll call, all members voted aye.  Motion passed. 
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RIGHT SIDE ELEVATION: 
SCALE: 1/16” = 1’-0”

SIGN 6

This sign is intended to be
installed in accordance with the

requirements of Article 600 of the 
National Electric Code and/or 

other applicable local codes. This 
includes proper grounding and 

bonding of the sign.

SALES DEPT:        

INSPECTED BY:        

ALL GRAPHIC REPRODUCTIONS ARE SUBJECTED 
BY APPROVAL OF  AUTHORIZED  CLIENT.  AS OF 
APPROVAL BY THE UNDERSIGNED AND DATED 
PRIOR TO ANY FABRICATION OF  PRODUCT.  
OMAHA NEON SIGN COMPANY, INC.  HOLDS ALL 
AGREEMENTS FINAL AND TO CLIENT APPROVAL.

Signed______________________ Date___________

Sales Rep.___________________  D ate___________
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