Request For Council Action
REFERRED TO COUNCIL: May 13, 2013

AGENDA ITEM NO:

4.

ORIGINATED BY: Department of Community Development
STAFF CONTACT:
SUBJECT:

Barbara E. Cates, Planner II

Adoption of a Resolution Approving a Proposed Commercial Planned Development
and Conditional Use for a Gasoline Station with a Convenience Food Mart and Motor
Vehicle Washing Facility at 1333 Half Day Road

SUMMARY AND BACKGROUND OF SUBJECT MATTER:
Applicant/Owners:

Buchanan Energy, LLC
4973 Dodge Street
Omaha, Nebraska 68132

Representative:

Walter Hainsfurther, Kurtz
Associates Architects

Site Location:

1333 Half Day Rd.

Site Area:

54,907 sq. ft.
(1.26 acres)

Planning District:

Skokie Highway Corridor

Current Zoning:

B3 Highway Commercial
District

Current Uses:

Gasoline station with 5 fuel pumps, an attendant kiosk and motor vehicle washing
facility

Proposed Uses:

Gasoline station with 8 fuel pumps, convenience food mart, motor vehicle washing
facility and outdoor sales space

Surrounding Zoning
and Land Uses:

Direction
North
West

South
East

Land Use
Highway Commercial and
Single-Family Residential

Zoning
B3 and R6

US-41 and Highway
Commercial Uses
Illinois Department of
Transportation Property,
and Park District of
Highland Park Property
Single-Family Residential

Proposed Use
Gasoline Station/Convenience Food

Required
12

B3

B3 and R1
R6

12

Proposed
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Required
Off-Street
Parking:

Project
Description:

Process:

Mart/Outdoor Sales Space
Motor Vehicle Washing Facility
TOTAL

15
27

16
28 (+1)

Demolition of an existing gasoline station, attendant kiosk, and motor vehicle
washing facility and construction of a new gasoline station, convenience food mart
without outdoor patio, motor vehicle washing facility and outdoor sales space
Planned Development and Conditional Use Permit

RECOMMENDATION:
The Department of Community Development recommends the City Council approve the attached draft
Resolution to approve a proposed commercial planned development and conditional use for a gasoline
station with convenience food mart and motor vehicle washing facility at 1333 Half Day Road.
On April 8, 2013, City Council considered favorable Findings of Fact from the Plan Commission which
recommended approval of a proposed commercial Planned Development and Conditional Use for a gasoline
station with a convenience food mart and motor vehicle washing facility at 1333 Half Day Road on several
conditions, as outlined below.
In December 2010, the applicant, Buchanan Energy Company, purchased 81 Exxon Mobil gasoline stations in
the Chicago market, including the existing one at 1333 Half Day Road. The current gasoline station use is
authorized and guided by a Special Use Permit that was granted in 1978 (Ordinance No. 30-78). As a new
owner, the applicant is seeking to invest in and improve the property. The applicant has elected to pursue
approval of the proposed plan through the voluntary Planned Unit Development process, per Section
150.505(E) of the Zoning Code. As indicated in the attached plans, the applicant is requesting City Council
consideration of an application for a Planned Development and a Conditional Use in order to:
1) demolish the existing structures, which include 5 fuel pumps, an attendant kiosk, and a motor
vehicle washing facility; and,
2) construct a new gasoline station with 8 “dive-in” style fuel pumps, a 4,706 sq. ft. convenience
food mart and a 2,282 sq. ft. motor vehicle washing facility that can wash 3 cars at any given time.
The Plan Commission first considered this proposal during a pre-application discussion on June 5, 2012.
Based on feedback received from the Plan Commission and the Design Review Commission, the applicant
revised several elements of the plans, and the resulting plans are before the City Council for consideration.
These plans have been approved by the Design Review Commission. To construct the improvements, the
applicant is requesting relief for the following:
•

Relief to allow an accessory structure—443 sq. ft. of pavement—within the 25 ft. front yard setback
on Lynn Terrace
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•

Relief to allow the construction of an 8 ft. fence within the front yard abutting Lynn Terrace instead
of the maximum permitted height of 4 ft.

•

Relief to allow stacking for 11 vehicles at the entrance of the motor vehicle washing facility instead of
the 30 stacking spaces required

•

Relief to allow a driveway approach of 48 ft. across (with a 4 ft. median) at the proposed point of
ingress/egress at Half Day Road instead of the maximum permitted width of 30 ft.

•

Relief to allow outdoor sales for 365 days per year instead of the maximum permitted 180 days per
year

Ingress/Egress to the Subject Site
The plan calls for the removal/closure of the western-most ingress/egress at Half Day Road, and a widening
of the existing eastern ingress/egress along Half Day Road. The driveway approach of the proposed eastern
ingress/egress is 48 ft. across (with a 4 ft. median). Section 93.235(G) of the Municipal Code limits the width
of driveways on non-residential lots to 30 ft. across; therefore, the applicant is requesting relief from this
requirement.
The applicant is not proposing to change the ingress/egress located over an existing 35 ft. wide easement on
the property to the west which fronts on Skokie Highway; the applicant is currently negotiating a new crossaccess agreement with the neighboring property owner, and it is recommended that the applicant is required to submit
evidence of an executed cross-access agreement prior to the City Council’s final approval of the project.
Parking Requirements

Table 1. Required Parking
As indicated in Table 1 and with
Proposed Use
Required
Proposed
regard to the proposed gasoline
Gasoline
Station/Convenience
Food
station/convenience
food
12
12
Mart/Outdoor Sales Space
mart/outdoor sales use, 2.5
parking spaces are required per
Motor Vehicle Washing Facility
15
16
1,000 sq. ft. of Gross Floor Area
of interior sales space, 1.5
TOTAL
27
28 (+1)
parking spaces are required per
1,000 sq. ft. of external display,
and 3 parking spaces are required per service bay. The applicant is proposing a 4,706 sq. ft. interior sales
space, and 218 sq. ft. of outdoor sales space. No service bays are proposed in the convenience store. The total
parking required for the gasoline station/convenience food mart/outdoor sales space use is 12 spaces.
For the proposed motor vehicle washing facility use, 2.5 parking spaces are required per 1,000 sq. ft. of Gross
Floor Area and 3 spaces are required per each service bay. The total parking required for the motor vehicle
washing facility is 15 spaces, for a total of 27 parking spaces required on site. The applicant is proposing to
provide 28 perpendicular parking stalls, which includes 2 handicap accessible spaces, 2 spaces designated
for employee use, and 4 spaces designated for vacuum use. This meets the parking requirement for the
proposed uses, and the dimensions of the proposed spaces meet the required design specifications.
The amount of required vehicle stacking for the motor vehicle washing facility is calculated by multiplying
the number of cars that can be washed at any given time by 10. Three cars can be washed in the proposed car
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wash at once; therefore, stacking for 30 cars is required. The applicant is proposing to provide stacking for 11
vehicles and will therefore need relief from the stacking requirement. As proposed, the parking spaces
located at the eastern edge of the property are in a reverse-movement conflict with the stacking lane for the
motor vehicle washing facility; 2 of these spaces would be designated for employee use and 4 of these spaces
would be designated for vacuum use, as indicated on the attached plans.
Tree Removal
The applicant has submitted a report from The Care of Trees, featuring a list and map of trees proposed for
removal. The Care of Trees estimates that a minimum of 61 trees will likely need be removed for the
proposed project; however, the report notes that final plans may further impact the proposed removal list.
The report assesses tree condition on a 1 to 5 scale, with Level 1 denoting a high quality specimen tree and
Level 5 denoting a dead, diseased or hazardous tree. None of the trees proposed to be removed are classified
as “Heritage Trees.” Approximately 28 of the 61 trees anticipated to be removed are classified as “Key
Trees,” which are quality species greater than 8” in DBH. Of the 28 Key Trees proposed to be removed, all
are classified as Level 3 (average condition). An additional 7 Key Trees are proposed to be removed which
are classified as Level 4 (poor condition) or Level 5 (dead/diseased/hazardous). The remaining 33 trees
proposed for removal are protected trees. These trees have all been rated at a 4 (diseased or hazardous).
Many of these trees are Ash trees that are rated at a 4 due to their susceptibility to Emerald Ash Borer.
Chapter 94 of the Municipal Code requires tree replacement/fees for the trees proposed to be removed. The
City Forester has reviewed the proposed tree removal plan and indicated that, based on the initial estimate
of 61 trees to be lost on the property, the applicant will need to provide 231 inches of trees, or a fee-in-lieu
planting of $34,350. This understanding will be confirmed by the City Forester once the trees have been
removed at the subject site.
Traffic Flow and Public Safety
The Police Department has reviewed the attached plans and has expressed support for the proposed site
configuration because it eliminates the west ingress/egress onto Half Day Road. It should be noted that the
rights-of-way on Skokie Valley Road and Half Day Road are under Illinois Department of Transportation
(IDOT) jurisdiction; therefore, IDOT will need to issue permits for work within either of these rights-of-way.
The applicant has submitted documentation from IDOT indicating that the plans have been submitted to IDOT for
review. The applicant will be required to provide evidence of approval from IDOT prior to the issuance of permits.
The applicant has submitted a traffic study prepared by Eriksson Engineering Associates which concluded
that:
•

The remodeled station could generate 135 morning and 195 additional vehicle trips, with 60 to 90
percent of these as pass-by trips already driving by the site (it was estimated that approximately 55
trips are made to the site during morning hours and 35 trips are made to the site during the evening
peak hours)

•

The west driveway on Half Day Road will be closed and will reduce vehicular conflicts on Half Day
Road

•

The widening of the east drive will improve traffic flow
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•

Access to US-41 via an easement through the proposed Exchange display lot will be maintained

•

Stacking for the car wash is adequate and will not interfere with on-site traffic flow

•

On-site circulation to and from the fuel pumps is good

•

Fueling tankers and refuse trucks turning paths will be accommodated

•

No improvements are required along Half Day Road or Skokie Highway

The traffic study prepared by Eriksson Engineering Associates was reviewed by Civiltech at the request of
the City. Civiltech noted that they generally concur with the methodologies, results and conclusions in the
study submitted by Eriksson Engineering Associates. Civiltech notes that approximately 55 to 65 percent of
the trips to the site will result from pass-bys, not the 60 to 90 percent estimated by Eriksson Engineering
Associates. Regardless, Civiltech notes that the Eriksson report provides a conservative estimate of traffic
impacts for the site.
Noise Considerations
The applicant submitted a sound report prepared by Acoustic Associates in response to the Plan
Commission’s initial concerns regarding noise associated with the car wash use. This report has found that
“the noise from the car wash will be at a minimum average noise already present at the site. Consequently,
the impact of the car wash noise would be negligible.”
PREVIOUS CONSIDERATION:
Plan Commission
The applicant appeared before the Plan Commission on June 5, 2012 for a pre-application discussion of a
similar proposal for the site. At that time, the applicant was requesting relief from several additional Code
requirements; the applicant revised the application in order to eliminate several variation requests. On
January 15, 2013, the Plan Commission conducted a Public Hearing (#12-06-PUD-002 and #12-06-SUP-001) to
consider the proposed Planned Development and Conditional Use for a gasoline station with a convenience
food mart and motor vehicle washing facility at the subject property. No members of the public were present
to comment on the proposal. The Plan Commission considered the proposal under the standards in Articles
V and XIV of the Zoning Code and voted (6-0) to direct staff to draft Findings of Fact recommending City
Council approval of the proposal on several conditions.
City Council
The recommended conditions were considered by the City Council on April 8, 2013, and it was determined
that the following conditions should apply to the proposed development, and that Corporation Counsel
should prepare a draft Resolution for City Council consideration (attached for review and approval):
•

The applicant will provide the following public benefits in exchange for the requested relief: 1) the
extension of the sidewalk on the subject property to connect the existing sidewalk to the
northeastern corner of Skokie Valley Road and Half Day Road; and, 2) a signalized crosswalk to
connect the north and south sides of Half Day Road east of Skokie Valley Road
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•

The applicant will be required to plant the required number of inches of trees required as a result of
the tree removal at the subject property (or the payment of a fee-in-lieu) as determined by the City
Forester

•

Prior to approval of a Final Plan of Development, the applicant must secure a cross-access agreement
with the property at 2635 Skokie Valley Road to allow retention of the existing ingress/egress point
in perpetuity or for a lesser term acceptable to the City Council

•

Prior to approval of a Final Plan of Development, the applicant must secure permission from the
Illinois Department of Transportation to: 1) remove the existing westernmost ingress/egress point
and widen the existing easternmost ingress/egress point on Half Day Road; and, 2) install a
signalized crosswalk to connect the north and south sides of Half Day Road east of Skokie Valley
Road

•

Prior to approval of a Final Plan of Development, the applicant must secure the City Engineer’s
approval for a drainage and utility plan including the provision of adequate stormwater detention
volume

•

Prior to approval of a Final Plan of Development, the applicant must work with City staff to identify
the appropriate locations on the subject property for the underground tank venting system stacks
and the monument signage

•

The petitioner shall meet all of the requirements of Article V of Chapter 150 of the Highland Park
Municipal Code for the filing of a Final Plan of Development

•

The motor vehicle washing facility will be closed during the hours of 11 p.m. and 5 a.m.

DOCUMENTS ATTACHED:
•

Resolution Approving a Proposed Commercial Planned Development and Conditional Use for a
Gasoline Station with Convenience Food Mart and Motor Vehicle Washing Facility at 1333 Half Day
Road

CITY OF HIGHLAND PARK
RESOLUTION NO. __________
A RESOLUTION APPROVING A PRELIMINARY DEVELOPMENT PLAN
(1333 Half Day Road)
WHEREAS, Buchanan Energy (N), LLC ("Applicant") is the record owner of that
certain parcel of real property consisting of approximately 1.26 acres, located in the B3
Highway Commercial District of the City ("B3 District"), commonly known as 1333 Half
Day Road, Highland Park, Illinois, and legally described in Exhibit A attached to and, by
this reference, made a part of this Resolution ("Property"); and
WHEREAS, the Property is currently improved with a gas station equipped with
five fuel pumps, an attendant kiosk, and a car wash ("Existing Development"); and
WHEREAS, the Applicant desires to demolish the Existing Development on the
Property, and to construct a gas station equipped with eight fuel pumps, a convenience
store, a car wash ("Car Wash"), and outdoor space to be used for the sale of goods on the
Property (collectively, the "Proposed Development"); and
WHEREAS, the Proposed Development contemplates work by the Applicant in
rights-of-way under the jurisdiction of the Illinois Department of Transportation ("IDOT");
and
WHEREAS, pursuant to Section 150.505(E) of the "City of Highland Park Zoning
Ordinance of 1997," as amended ("Zoning Code"), the Applicant has voluntarily elected to
seek approval of a special use permit for a planned development in order to construct the
Proposed Development; and
WHEREAS, pursuant to Article V of the Zoning Code, the Applicant has filed an
application with the City for approval of: (i) a planned development for the Property; and
(ii) certain zoning modifications within the planned development; and
WHEREAS, a public hearing of the Plan Commission of the City of Highland Park
to consider approval of a planned development for the Property was duly advertised on
December 24, 2012 in the Lake County News-Sun, opened on January 15, 2013, and
concluded on February 5, 2013; and
WHEREAS, on February 5, 2013, the Plan Commission adopted Findings of Fact,
Public Hearing Nos. #12-06-PUD-002 and #12-06-SUP-001, recommending to the City
Council preliminary approval of the planned development for the Property; and
WHEREAS, the City Council has determined that it will serve and be in the best
interest of the City and its residents to approve the preliminary development plan for the
Property;
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DATE REFERRED:

January 15, 2013

ORIGINATED BY:

Department of Community Development

SUBJECT:

Public Hearing #12-06-PUD-002 and #12-06-SUP-001 to Consider a Proposed
Commercial Planned Development and Conditional Use for a Gasoline Station
with a Convenience Food Mart and Motor Vehicle Washing Facility at 1333
Half Day Road

BACKGROUND & SUMMARY:
Applicant/Owners:

Buchanan Energy, LLC
4973 Dodge Street
Omaha, Nebraska 68132

Representative:

Walter Hainsfurther,
Kurtz Associates
Architects

Site Location:

1333 Half Day Rd.

Site Area:

54,907 sq. ft.
(1.26 acres)

Planning District:

Skokie Highway
Corridor

Current Zoning:

B3 Highway Commercial District

Current Uses:

Gasoline station with 5 fuel pumps, an attendant kiosk and motor vehicle washing facility

Proposed Uses:

Gasoline station with 8 fuel pumps, convenience food mart, motor vehicle washing
facility and outdoor sales space

Surrounding Zoning
and Land Uses:

Direction
North
West

South
East
Required
Off-Street
Parking:

Land Use
Highway Commercial and
Single-Family Residential
US-41 and Highway
Commercial Uses
Illinois Department of
Transportation Property, and
Park District of Highland
Park Property
Single-Family Residential

Proposed Use
Gasoline Station/Convenience Food
Mart/Outdoor Sales Space
Motor Vehicle Washing Facility
TOTAL

Zoning
B3 and R6
B3

B3 and R1
R6

Required

Proposed

12

12

15
27

16
28 (+1)
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Project
Description:

Process:

Demolition of an existing gasoline station, attendant kiosk, and motor vehicle washing
facility and construction of a new gasoline station, convenience food mart without
outdoor patio, motor vehicle washing facility and outdoor sales space
Planned Development and Conditional Use Permit

Zoning Modifications Requested for Consideration by the Plan Commission:
The applicant appeared before the Plan Commission on June 5, 2012 for a pre-application discussion of a similar
proposal for the site. At that time, the applicant was requesting relief from 6 Code requirements. The applicant has
since revised the application in order to eliminate the following variation requests: 1) relief to allow the installation
of appurtenant equipment—a vehicle vacuum—within the 25 ft. front yard setback on Half Day Road; and, 2) relief
to allow outdoor sales in an area in excess of 10% of the indoor gross floor area.
The applicant has indicated that the following changes have been made to the plans since the Plan Commission first
considered this matter during the pre-application discussion in June: 1) the length of the convenience store building
has been increased; 2) the car wash entrance configuration has been altered to minimize the encroachment on the
setback from Lynn Terrace; 3) the landscaping plan has been revised to maximize the preservation of high quality
trees; 4) an outdoor patio has been added to the front of the convenience store based on Design Review Commission
comments; 5) the trash enclosure has been relocated away from the area adjacent to the neighboring residential
property to the 25 ft. rear yard setback at the north of the property; and, 6) a sidewalk is proposed along the south
side of the property on Half Day Road to serve as a public benefit.
The applicant is still requesting Plan Commission and City Council consideration of relief for the following:
•

Relief to allow an accessory structure—443 sq. ft. of pavement—within the 25 ft. front yard setback on
Lynn Terrace

•

Relief to allow the construction of an 8 ft. fence within the front yard abutting Lynn Terrace instead of the
maximum permitted height of 4 ft.

•

Relief to allow a trash enclosure to be constructed within the 10 ft. sideyard setback to the north of the
property

•

Relief to allow stacking for 11 vehicles at the entrance of the motor vehicle washing facility instead of the
30 stacking spaces required

•

Relief to allow a driveway approach of 48 ft. across at the proposed point of ingress/egress at Half Day
Road instead of the maximum permitted width of 30 ft.

•

Relief to allow outdoor sales for 365 days per year instead of the maximum permitted 180 days per year

Please note that the attached plans have been preliminarily reviewed by the Design Review Commission Staff
Liaison, and he has submitted the attached memorandum, dated January 9, 2013, with comments regarding the site
plan, lighting, landscaping, and building elevations which the applicant will need to address before the Design
Review Commission considers this matter.
BACKGROUND:
In December 2010 the applicant, Buchanan Energy Company, purchased 81 Exxon Mobil gasoline stations in the
Chicago market, including the existing one at 1333 Half Day Road. The current gasoline station use is authorized
and guided by a Special Use Permit that was granted in 1978 (Ordinance No. 30-78). As a new owner, the applicant
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is seeking to invest in and improve the property. The applicant has elected to pursue approval of the proposed plan
through the voluntary Planned Unit Development process, per Section 150.505(E) of the Zoning Code.
As indicated in the attached plans, the applicant is requesting Plan Commission and City Council consideration of an
application for a Planned Development and a Conditional Use in order to:
1) demolish the existing structures, which include 5 fuel pumps, an attendant kiosk, and a motor vehicle
washing facility; and,
2) construct a new gasoline station with 8 “dive-in” style fuel pumps, a 4,706 sq. ft. convenience food mart
and a 2,282 sq. ft. motor vehicle washing facility that can wash 3 cars at any given time.
The proposed convenience mart is 17 ft. tall, and the proposed pump canopy is 18 ft. tall. The applicant is also
proposing a total of 238 sq. ft. of outdoor sales space to be used year-round, located throughout the site including at
each fuel pump and in front of the proposed convenience food mart.
The property at 1333 Half Day Road is zoned B3 Highway Commercial. The proposed convenience food mart is a
permitted use in the B3 zoning district; however, gasoline stations and motor vehicle washing facilities are both
conditional uses in the B3 zoning district. In this instance, the motor vehicle washing facility is accessory to the
principal conditional use of a gasoline station.
With regard to the B3 zoning district, there is a minimum front yard setback of 25 ft. and a minimum side yard
setback of 10 ft. for lot lines adjacent to residential zoning districts. There is no minimum side yard setback
requirement for side yards adjacent to commercial zoning districts. The pavement leading to the entrance of the car
wash (443 sq. ft. in size) encroaches into the 25 ft. front yard setback on the northeastern side of the property
abutting Lynn Terrace; relief is being sought for this encroachment. In addition, the applicant has relocated the trash
enclosure and is requesting relief to encroach within the 10 ft. sideyard setback at the north side of the property.
There is an existing 10 ft. utility easement on the western edge of the property, and a 7 ft. utility easement on the
southern edge of the property. Per the Plat of Subdivision, these easements have been provided for Illinois Bell and
Commonwealth Edison, and the installation of permanent buildings or trees is expressly prohibited within the
easements. The applicant is proposing to locate a pylon sign within these easements, which is allowed because it is
neither a building nor a tree. The pylon sign and outdoor sales space would also be located within the front yard
setback on Half Day Road and within the 25 ft. site triangle at the intersection of Half Day Road and Skokie
Highway.
The plan calls for the removal/closure of the western-most ingress/egress at Half Day Road, and a widening of the
existing eastern ingress/egress along Half Day Road. The driveway approach of the proposed eastern ingress/egress
is 48 ft. across. Section 93.235(G) of the Municipal Code limits the width of driveways on non-residential lots to 30
ft. across; therefore, the applicant is requesting relief from this requirement. The applicant is not proposing to
change the ingress/egress located over an existing 35 ft. wide easement on the property to the west which fronts on
Skokie Highway.
Table 1. Required Parking

As indicated in Table 1 and with
Proposed Use
Required
Proposed
regard to the proposed gasoline
Gasoline Station/Convenience Food
12
12
station/convenience
food
Mart/Outdoor Sales Space
mart/outdoor sales use, 2.5
parking spaces are required per
Motor Vehicle Washing Facility
15
16
1,000 sq. ft. of Gross Floor Area
of interior sales space, 1.5
27
28 (+1)
TOTAL
parking spaces are required per
1,000 sq. ft. of external display,
and 3 parking spaces are required per service bay. The applicant is proposing a 4,706 sq. ft. interior sales space, and
238 sq. ft. of outdoor sales space. No service bays are proposed in the convenience store. The total parking required
for the gasoline station/convenience food mart/outdoor sales space use is 12 spaces.
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For the proposed motor vehicle washing facility use, 2.5 parking spaces are required per 1,000 sq. ft. of Gross Floor
Area and 3 spaces are required per each service bay. The total parking required for the motor vehicle washing
facility is 15 spaces, for a total of 27 parking spaces required on site. The applicant is proposing to provide 28
perpendicular parking stalls, which includes 2 handicap accessible spaces, 2 spaces designated for employee use,
and 4 spaces designated for vacuum use. This meets the parking requirement for the proposed uses, and the
dimensions of the proposed spaces meet the required design specifications.
The amount of required vehicle stacking for the motor vehicle washing facility is calculated by multiplying the
number of cars that can be washed at any given time by 10. Three cars can be washed in the proposed car wash at
once; therefore, stacking for 30 cars is required. The applicant is proposing to provide stacking for 11 vehicles and
will therefore need relief from the stacking requirement. As currently proposed, the parking spaces located at the
eastern edge of the property are in a reverse-movement conflict with the stacking lane for the motor vehicle
washing facility; 2 of these spaces would be designated for employee use and 4 of these spaces would be designated
for vacuum use, as indicated on the attached plans.
The applicant is proposing to install an 8 ft. fence along the northern and eastern edges of the property, which abuts
single-family residential use in an R6 zoning district. Exclusive of the property which fronts Lynn Terrace, the
northern and eastern portions of the subject property are classified as side yards. Per Municipal Code Section
173.010(D), an 8 ft. tall solid or open type fence may be erected along the lot line of residential property which
separates such property from a business district; therefore, the 8 ft. tall fences along the northern and eastern edges
of the property are permitted, with the exception of the proposed segment of fence which borders Lynn Terrace.
This portion of the property is classified as a front yard because it fronts on a public street, and Section 173.010(C)
prohibits fences taller than 4 ft. tall in a front yard in a residential district. The applicant is requesting relief from this
provision of the Code.
Special Use Permit History
When the Zoning Ordinance was amended in 1969, gasoline stations were designated as a permitted use only in
certain zoning districts. This change necessitated a rezoning of the subject property and the granting of a Special Use
Permit in 1978 (Ordinance No. 30-78) in order to allow the remodeling of an existing Texaco gasoline station. The
Special Use Permit was granted upon several conditions:
•

The back portion of the false roof which is visible to adjacent residential properties must have a finished
appearance

•

Any lighting should be shaded and directed away from adjoining residential properties and shall not
increase the brightness at the residential property lines by more than one-half foot candle

•

No parking of vehicles is permitted other than those use in the operation of the business, except a
reasonable amount of school buses which must be parked and maintained in an orderly manner

•

The premises must be kept clean, neat and attractive

The current gasoline station use is still authorized and guided by the 1978 Special Use Permit; however, some
conditions are no longer applicable as the original Texaco building was replaced by the buildings presently on the
property.
POLICY:
The applicant is requesting Plan Commission and City Council consideration of a proposed Planned Development
and Conditional Use. The process for consideration of a Planned Development and Conditional Use requires a Plan
Commission review of the proposed development and public benefits at a public hearing, and the forwarding of a
recommendation to the City Council upon making findings that the proposed development and public benefits

K:\PLAN COMMISSION 2012\#12-06-PUD-002 and #12-06-SUP-001 Bucky's Gas Station at 1333 Half Day Road\Plan
Commission\Public Hearing 1-15-13\Final Documents\1333 Half Day Road PUD and SUP Staff Report 1-15-13.docx

4

REQUEST FOR PLAN COMMISSION ACTION
satisfy the standards below set forth in Article V (Planned Developments) and Article XIV (Special Uses) of the
Zoning Code, respectively. These standards follow for the Plan Commission’s information.
Article V Standards
Per Section 150.530(H)(2), the Plan Commission must make findings of fact that the proposed development: 1)
conforms to the goals and objectives of the Master Plan and to the standards and requirements of Article V; and, 2)
provides a public benefit pursuant to the requirements in Section 150.515. The applicant must also demonstrate that
the proposed development satisfies and incorporates, to the greatest extent practicable, the following site design
standards, taken from Section 150.520 of the Zoning Code:
(A) Protection of the Public Health, Safety, and Welfare. The uses and structures within the Planned
Development shall be compatible with one another, in that they are designed, located, and proposed to be operated
so that the public health, safety and welfare will be protected.
(B) Preservation of Environmentally Sensitive Areas. No development shall occur in any Environmentally
Sensitive Area located on the subject property, except upon approval of a modification therefore, in accordance with
Section 150.510(B) of Article V.
(C) Historic Resources. The Planned Development shall preserve all (1) locally designated landmarks, and (2)
properties, structures, areas, objects, and landscapes determined to be historically significant by the Historic
Preservation Commission in accordance with Chapters 24 or 170 of the Code.
(D) Clustering New Development. The Planned Development shall preserve the structures, landscapes, scenic view
sheds, and other natural and historic features of the subject property, through (i) clustering of lots or building pads,
(ii) adaptive reuse of existing structures, and (iii) the protection of designated open space from development;
provided, however, that clustering of development shall not be required upon a demonstration by the applicant, to
the satisfaction of the Plan Commission and the City Council, that there are no features on the subject property
worthy of preservation, or that those features worthy of preservation will be more effectively preserved by not
clustering development. All clustering shall be designed in accordance with the standards listed in Section
150.520(D).
(E) Location of Structures. All structures to be located within the Planned Development shall (1) be related
harmoniously to the terrain and to existing structures in the vicinity of the subject property, and (2) have a visual
relationship to existing nearby structures.
(F) Preservation of Landscapes. The landscapes within the Planned Development shall be preserved in their
natural states, insofar as practicable, by minimizing tree and soil removal. All proposed grade changes shall be
consistent with the general appearance of neighboring developed areas.
(G) Preservation of Landscapes. The landscapes within the Planned Development shall be preserved in their
natural states, insofar as practicable, by minimizing tree and soil removal. All proposed grade changes shall be
consistent with the general appearance of neighboring developed areas.
(H) Schools, Parks, and Public Facilities. The Planned Development shall not impose an undue burden on parks,
recreational areas, schools, or other public facilities that serve or are proposed to serve the Planned Development.
(I) Relationship and Connection to Adjoining Land. The Planned Development shall not be designed as an
enclave separate from adjacent properties, unless existing development patterns, natural features, and/or topographic
conditions prevent vehicular or pedestrian access connections to adjacent properties.
(J) Setbacks from the Periphery of the Planned Development. The required front, rear, and side yards along the
periphery of the Planned Development shall be of a size not less than the greater of (1) the minimum front, rear, and
side yard requirements of the underlying Zoning District in which the Planned Development is located.
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(K) Functional and Mechanical Features. Exposed storage areas, trash containers, recycling container space,
exposed machinery installations, service areas, truck loading areas, utility buildings and structures, and similar
accessory areas and structures shall be (1) identified on the site plan required pursuant to Section 150.525(A)(9) of
this Chapter, (2) incorporated into common areas of the development, (3) made as unobtrusive as possible, and (4)
designed, landscaped, and screened in accordance with the requirements set forth in Article XXII of Chapter 150
and of Chapter 176 of the Code.
(L) Distance between Buildings. The minimum horizontal distance between any two new buildings to be located
on the subject property, or between any new building and an existing building (including building appurtenances),
shall be not less than 15 feet; provided, however, that this Section 150.520(L) shall not apply to buildings that (1)
share a common wall, and (2) have individual entrances and exits.
(M) Surface Water Drainage. In accordance with the stormwater management regulations set forth in Article
XVIII of this Chapter, surface drainage systems serving the subject property shall be designed to prevent surface
waters from adversely affecting neighboring properties or the public stormwater drainage system. Surface water in
all paved areas shall be collected at intervals so as to prevent obstruction of the flow of vehicular or pedestrian
traffic. The design of the stormwater management system shall enhance natural stormwater storage areas such as
high-quality aquatic resources and regulatory floodplains, and may incorporate natural stormwater management
techniques commonly referred to as low impact development techniques or best management practices.
(N) Ingress to and Egress from the Planned Development. The Planned Development shall be designed to (1)
promote safe vehicular movements, (2) minimize traffic congestion in the public streets outside the Planned
Development, and (3) facilitate the free flow of vehicular and pedestrian traffic within the Planned Development.
(O) Streets, Alleys, and Public Ways. The streets, alleys, and other public and private traffic thoroughfares located
within the Planned Development shall conform to the applicable requirements set forth in Section 151.004 of the
Subdivision Ordinance, as may be modified upon the recommendation of the Director of Public Works and the
approval by the City Council. The City Council may, in its sole discretion, require that streets located within the
Planned Development be stubbed in order to provide for future connections to adjacent developments.
Article XIV Standards
In addition to the standards listed above, the Plan Commission must consider the proposal in light of the standards in
Article XIV regarding the granting of a Special Use Permit, taken from Section 150.1404(A):
(1) The special use will serve the public convenience at the location of the subject property; or the establishment,
maintenance, or operation of the special use will not be detrimental to or endanger the public health, safety, morals,
comfort, or general welfare;
(2) The location and size of the special use, the nature and intensity of the
operation involved in or conducted in connection with the special use, the size of the subject property in relation to
such special use, and the location of the site with respect to streets giving access to it, shall be such that it will be in
harmony with the appropriate, orderly development of the zoning district in which it is located;
(3) That the special use will not be injurious to the use and enjoyment of other property in the immediate vicinity of
the subject property for the purposes already permitted in such zoning district, nor substantially diminish and impair
the value of other property in the neighborhood;
(4) The nature, location, and size of the buildings or structures involved with the establishment of the special use
will not impede, substantially hinder, or discourage the development and use of adjacent land and buildings in
accord with the regulations of the zoning district within which they are located;
(5) Adequate utilities, access roads, drainage, and other necessary facilities have been or will be provided;
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(6) Parking areas of adequate size for the special use shall be properly located and suitably screened from adjoining
residential uses, and the entrance and exit driveways to and from these parking areas shall be designed to prevent
traffic hazards, eliminate nuisance, and minimize traffic congestion in the public streets;
(7) The special use shall in all other respects conform to the applicable regulations of the zoning district in which it
is located, except as such regulations may, in each instance, be modified as provided in this Chapter;
(8) There is reasonable assurance that the special use will be completed and maintained as and if authorized.
(9) The special use shall comply with all applicable requirements set forth in this Chapter.
PREVIOUS PLAN COMMISSION CONSIDERATION:
The Plan Commission first considered this matter during a pre-application discussion on June 5, 2012, and the
minutes of the discussion are attached for review. The discussion asked the applicant to prepare the following
information for consideration at the Public Hearing:
1.

An evaluation of the traffic and noise proposed at the site

The applicant has provided a traffic and noise study for the Commission’s consideration and these are attached. The
City had the traffic study reviewed by Civiltech, and Civiltech has concurred with the findings of the traffic study.
2.

A description of the public benefit to be provided with an assurance that it is commensurate with the
level of relief requested

The applicant has indicated that a sidewalk could be provided along Half Day Road in front of the subject property.
The City’s Engineering Division has reviewed this proposal and has found that this may encourage pedestrians to
cross the highway without the benefit of a crosswalk across the northern side of Half Day Road, over Skokie Valley
Road. The Engineering Division has suggested that the applicant also consider installing a crosswalk to connect the
north and south sides of Half Day Road. It should be noted that if the applicant pursues this option, any work on the
right-of-way must be approved by the Illinois Department of Transportation.
3.

An evaluation of possible alternate locations for the proposed dumpster and enclosure

As indicated on the attached plans, the applicant has relocated the proposed trash enclosure to the northwestern
side of the property in order to reduce the proximity to neighboring single-family residences.
4.

Car wash stacking and tanker turning graphics

The applicant has provided this requested graphics on the attached plans. The car wash entrance lane can
accommodate approximately 11 stacked cars.
5.

A point by point narrative of each of the relief items

The applicant has submitted a cover letter for the Plan Commission’s review.
6.

An elevation of the 8 ft. tall fence from Lynn Terrace

The applicant has indicated that this information will be provided at the Plan Commission meeting.
7.

Additional information on the easement agreement

The applicant has indicated that this information will be provided at the Plan Commission meeting.

K:\PLAN COMMISSION 2012\#12-06-PUD-002 and #12-06-SUP-001 Bucky's Gas Station at 1333 Half Day Road\Plan
Commission\Public Hearing 1-15-13\Final Documents\1333 Half Day Road PUD and SUP Staff Report 1-15-13.docx

7

REQUEST FOR PLAN COMMISSION ACTION
8.

Clarification of the title survey items number 7, 8a and 8b and the two NFRs that exist

The applicant has indicated that this information will be provided at the Plan Commission meeting.
9.

Information on the planned stormwater detention system, including a discussion of whether or not
impervious pavement could be used

The applicant has addressed this comment in the attached narrative. The applicant is currently working to finalize
the stormwater detention system.
10. A description of the specific items to be sold in the outdoor sales areas
The applicant has addressed this comment in the attached narrative. It is anticipated that propane, deicer and
garden mulch will be sold in the designated outdoor sales areas.
11. A site plan within the context of the uses proposed adjacent to the property
During the pre-application discussion, the Plan Commission directed staff to determine gas station/convenience
store uses in the City that feature outdoor sales. This information follows in Table 2 below. The existing gas station
at the subject site has a temporary license to conduct outdoor sales. It was determined 7 of the 8 other gas station
uses in the City have also been licensed to provide outdoor sales space; the remaining gas station, Thorntons, was
allowed to provide outdoor sales without the benefit of a temporary license per the conditions of its Special Use
Permit and Planned Development Ordinances.
Table 2. Outdoor Sales at Gas Station Uses
BUSINESS
ADDRESS
CLARK OIL SERVICE
STATION
HIGHLAND PARK BP
AMOCO
NORTH SHORE SHELL
SERVICE, INC.
NORTH SHORE SHELL,
INC.
HIGHLAND PARK
SHELL
HIGHLAND PARK QUIK
SHOP
BUCKY'S EXPRESS
MOBIL GAS
THORNTONS #312

USE

OUTDOOR SALES

760 CENTRAL AVE

GAS STATIONS / NO CONVENIENCE

YES, Temporarily licensed

695 CENTRAL AVE

GAS STATIONS/CONVENIENCE STORE

YES, Temporarily licensed

10 SKOKIE VALLEY RD

GAS STATIONS/CONVENIENCE STORE

YES, Temporarily licensed

1411 PARK AVE W

GAS STATIONS/CONVENIENCE STORE

YES, Temporarily licensed

2135 GREEN BAY RD

GAS STATIONS/CONVENIENCE STORE

YES, Temporarily licensed

1881 DEERFIELD RD

GAS STATIONS/CONVENIENCE STORE

YES, Temporarily licensed

2580 SKOKIE VALLEY RD

GAS STATIONS/CONVENIENCE STORE

YES, Temporarily licensed

55 SKOKIE VALLEY RD

GAS STATIONS/CONVENIENCE STORE

YES, Permanently
permitted via SUP/PUD

ISSUES FOR PLAN COMMISSION CONSIDERATION:
The following is a summary of preliminary staff-identified issues which the Plan Commission may wish to address:
Tree Removal
The applicant has submitted the attached report from The Care of Trees, dated March 6, 2012, and the revised excel
spreadsheet and map of trees proposed for removal which was prepared following the Plan Commission’s initial
consideration of the matter. The Care of Trees estimates that a minimum of 61 trees will likely need be removed for
the proposed project; however, the report notes that final plans may further impact the proposed removal list.
The report assesses tree condition on a 1 to 5 scale, with Level 1 denoting a high quality specimen tree and Level 5
denoting a dead, diseased or hazardous tree. The revised excel spreadsheet has incorporated the City Forester’s
feedback since the review of the initial March 6, 2012 report. None of the trees proposed to be removed are
classified as “Heritage Trees.” Approximately 28 of the 61 trees anticipated to be removed are classified as “Key
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Trees,” which are quality species greater than 8” in DBH. Of the 28 Key Trees proposed to be removed, all are
classified as Level 3 (average condition). An additional 7 Key Trees are proposed to be removed which are
classified as Level 4 (poor condition) or Level 5 (dead/diseased/hazardous). The remaining 33 trees proposed for
removal are protected trees. These trees have all been rated at a 4 (diseased or hazardous). Many of these trees are
Ash trees that are rated at a 4 due to their susceptibility to Emerald Ash Borer.
Chapter 94 of the Municipal Code requires tree replacement/fees for the trees proposed to be removed. The City
Forester has reviewed the proposed tree removal plan and has submitted the attached memorandum for the Plan
Commission’s consideration. It may be noted that Section 150.520(G) of the Zoning Code encourages the
preservation of the natural state of landscapes, insofar as practicable, through the minimization of tree and soil
removal.
Design Review Commission Requirements
It is anticipated that the Design Review Commission will consider the proposed signage, building elevations,
landscaping and lighting elements of the plans on January 23, 2013.
Traffic Flow and Public Safety
The Police Department has reviewed the attached plans and has expressed support for the proposed site
configuration because it eliminates the west ingress/egress onto Half Day Road. It should be noted that the rights-ofway on Skokie Valley Road and Half Day Road are under Illinois Department of Transportation (IDOT)
jurisdiction; therefore, IDOT will need to issue permits for work within either of these rights-of-way.
The Fire Department has reviewed the plans and notes that fire alarms, sprinkler systems, fire department
connections and Knox Boxes will be required.
The applicant has submitted the attached traffic study prepared by Eriksson Engineering Associates, dated June 22,
2012. The report concluded that:
•

The remodeled station could generate 135 morning and 195 additional vehicle trips, with 60 to 90 percent
of these as pass-by trips already driving by the site

•

The west driveway on Half Day Road will be closed and will reduce vehicular conflicts on Half Day Road

•

The widening of the east drive will improve traffic flow

•

Access to US-41 via an easement through the proposed Exchange display lot will be maintained

•

Stacking for the car wash is adequate and will not interfere with on-site traffic flow

•

On-site circulation to and from the fuel pumps is good

•

Fueling tankers and refuse trucks turning paths will be accommodated

•

No improvements are required along Half Day Road or Skokie Highway

The traffic study prepared by Eriksson Engineering Associates was reviewed by Civiltech at the request of the City,
and the report is attached for review. Civiltech notes that they generally concur with the methodologies, results and
conclusions in the study submitted by Eriksson Engineering Associates. Civiltech notes that approximately 55 to 65
percent of the trips to the site will result from pass-bys, not the 60 to 90 percent estimated by Eriksson Engineering
Associates. Regardless, Civiltech notes that the Eriksson report provides a conservative estimate of traffic impacts
for the site.
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Noise Considerations
The applicant has submitted the attached sound report prepared by Acoustic Associates in response to the Plan
Commission’s initial concerns regarding noise associated with the car wash use. This report has found that “the
noise from the car wash will be at a minimum average noise already present at the site. Consequently, the impact of
the car wash noise would be negligible.”
Stormwater Management
The Engineering Division has reviewed the plans and submitted the attached memorandum, dated January 8, 2013,
for the Commission’s review. Within, the Engineering Division notes that the sidewalk proposed along Half Day
Road as a public benefit may encourage pedestrians to cross Skokie Valley Road on the northern side, which could
present a potentially hazardous condition because there is no existing crosswalk at that location. The Engineering
Division notes that an alternate public benefit could be the installation of a crosswalk on the easterly side of Skokie
Valley Road to connect the northern and southern sides of Half Day Road. The memorandum also notes that the
width and thickness of any new sidewalks will need to conform to the City’s specifications. Lastly, in reviewing the
project for the pre-application discussion in June of 2012, the Engineering Division noted that the existing
stormwater detention storage volume must be maintained, and additional volume will be required for any proposed
increases in impervious surface.
Public Benefit
Section 150.515 requires a public benefit to be provided for Planned Developments for which the applicant has
requested relief from the yard setbacks. The proposed public benefit must be commensurate with the amount of
zoning relief requested and proportional to the anticipated impact on the surrounding properties. The applicant is
proposing to construct a sidewalk along Half Day Road to serve as the public benefit for the project. As previously
noted, the City’s Engineering Division has reviewed this proposal and has found that this may encourage pedestrians
to cross the highway without the benefit of a crosswalk across the northern side of Half Day Road, over Skokie
Valley Road. The Engineering Division has suggested that the applicant consider installing a crosswalk to connect
the north and south sides of Half Day Road. It should be noted that if the applicant pursues this option, any work on
the right-of-way must be approved by the Illinois Department of Transportation.
RECOMMENDATION:
The Department of Community Development recommends that the Plan Commission open the public hearing,
accept public testimony and discuss and deliberate the proposed project.
ATTACHMENTS:
•
•
•
•
•
•
•
•
•
•

Plan Commission Meeting Minutes, June 5, 2012
GIS Map
Aerial Map
Zoning Map
Memorandum from the Engineering Division, dated May 14, 2012
Memorandum from the Engineering Division, dated January 8, 2013
Memorandum from the City Forester, dated January 8, 2013
Memorandum from the Design Review Commission Liaison, January 9, 2013
Applicant Submittal
Third Party Traffic Report by Civiltech
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NOW, THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF
HIGHLAND PARK, LAKE COUNTY, ILLINOIS, as follows:
SECTION ONE:
RECITALS. The foregoing recitals are incorporated into, and
made a part of, this Resolution as findings of the City Council.
SECTION TWO:
APPROVAL OF PRELIMINARY DEVELOPMENT PLAN.
The preliminary development plan for the proposed planned development on the Property,
consisting of the following documents (collectively, "Preliminary Development Plan"),
shall be, and is hereby, approved:
A.

The Site Plan, consisting of 1 sheet and prepared by ARC Design Resources,
Inc., with a latest revision date of March 7, 2013, a copy of which is attached
to and, by this reference, made a part of this Resolution as Exhibit B;

B.

The Landscape Plan, consisting of 1 sheet and prepared by ARC Design
Resources, Inc., with a latest revision date of March 7, 2013, a copy of which
is attached to and, by this reference, made a part of this Resolution as
Exhibit C;

C.

The Tree Preservation Plan, consisting of 1 sheet and prepared by ARC
Design Resources, Inc., with a latest revision date of August 13, 2012, a copy
of which is attached to and, by this reference, made a part of this Resolution
as Exhibit D;

D.

The Aerial Exhibit, consisting of 1 sheet and prepared by ARC Design
Resources, Inc., with a latest revision date of April 27, 2012, a copy of which
is attached to and, by this reference, made a part of this Resolution as
Exhibit E;

E.

The South Canopy Elevation, consisting of 1 sheet and prepared by Kurtz
Associates Architects, as approved by the City Design Review Commission on
March 4, 2013, a copy of which is attached to and, by this reference, made a
part of this Resolution as Exhibit F;

F.

The Exterior Building Elevations, consisting of 1 sheet and prepared by
Robert W. Engel and Associates, with a latest revision date of November 2,
2012, a copy of which is attached to and, by this reference, made a part of this
Resolution as Exhibit G;

G.

The Front Elevation, consisting of 1 sheet and prepared by Bucky's, with a
latest revision date of February 7, 2013, a copy of which is attached to and, by
this reference, made a part of this Resolution as Exhibit H;

H.

The Side Elevations, consisting of 1 sheet and prepared by Bucky's, with a
latest revision date of February 7, 2013, a copy of which is attached to and, by
this reference, made a part of this Resolution as Exhibit I;
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I.

The Back Elevation, consisting of 1 sheet and prepared by Bucky's, with a
latest revision date of February 7, 2013, a copy of which is attached to and, by
this reference, made a part of this Resolution as Exhibit J;

J.

The Floor Plans and Notes, consisting of 1 sheet and prepared by Robert W.
Engel and Associates, with a latest revision date of November 2, 2012, a copy
of which is attached to and, by this reference, made a part of this Resolution
as Exhibit K;

K.

Those certain plans comprising the Sign Plan, consisting of 7 sheets and
prepared by Omaha Neon Sign Co., Inc., with a latest revision date of March
12, 2013, copies of which are attached to and, by this reference, made a part
of this Resolution as Group Exhibit L;

L.

The Fuel Pump Designs, consisting of 2 sheets and prepared by LSI Graphic
Solutions Plus, with a latest revision date of October 28, 2008, a copy of
which is attached to and, by this reference, made a part of this Resolution as
Exhibit M;

M.

The Lighting Proposal, consisting of 1 sheet and prepared by LSI Industries,
with a latest revision date of November 30, 2012, a copy of which is attached
to and, by this reference, made a part of this Resolution as Exhibit N; and

N.

The Site Utility Plan, consisting of 1 sheet and prepared by ARC Design
Resources, Inc., with a latest revision date of November 5, 2012, a copy of
which is attached to and, by this reference, made a part of this Resolution as
Exhibit O;

OF
REQUEST
FOR
SECTION THREE: ACKNOWLEDGMENT
CONDITIONAL USE PERMITS. The City Council hereby acknowledges that the
Applicant has requested, and that the proposed planned development contemplates,
issuance by the City of special use permits for a conditional use to permit the operation of a
gasoline and diesel fuel station and of a motor vehicle washing facility on the Property. At
the time of consideration of a final development plan for the planned development, the City
Council shall consider the requested special use permits in accordance with, and pursuant
to, Section 150.411 and Article XIV of the Zoning Code.
SECTION FOUR: ACKNOWLEDGMENT OF REQUEST FOR ZONING
MODIFICATIONS AND CITY CODE RELIEF. Pursuant to Section 150.530(I)(1)(b) of
the Zoning Code, the City Council hereby acknowledges that the Applicant has requested,
and that the proposed planned development contemplates, the following modifications from
the Zoning Code and the following relief from the City Code:
A.
A variation from Section 93.235(G) of "The Highland Park Code of 1968", as
amended ("City Code"), to increase the permitted width of the driveway located at the
property line of the Property abutting Half Day Road, from 30 feet to 52 feet;
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B.
A modification from Section 150.408(B)(3) of the Zoning Code to permit
utilization of the outdoor sales area of the Proposed Development throughout each year;
C.
A modification from Section 150.707(A)(8) of the Zoning Code to permit the
construction of an otherwise-prohibited fence in a required front yard;
D.
A modification from Section 150.707(D)(1) of the Zoning Code to permit the
otherwise-prohibited construction of an accessory structure in a required front yard;
E.
A modification from Section 150.808(D)(6)(a) of the Zoning Code to decrease
the number of required stacking spaces at the entrance of the Car Wash, from 30 spaces to
11 spaces; and
F.
A modification from Section 150.707(H) to permit the installation of a
monument sign within the required sight triangle located on the Property at the
intersection of the Route 41 and Half Day Road rights-of-way ("Proposed Monument
Sign").
At the time of consideration of a final development plan for the planned development, the
City Council shall consider the requested modifications and relief in accordance with, and
pursuant to, Article V of the Zoning Code.
SECTION FIVE:
SUBMISSION OF FINAL DEVELOPMENT PLAN.
Pursuant to and in accordance with Section 150.535(A) of the Zoning Code, the adoption of
this Resolution authorizes the Applicant to submit a final development plan for the
Property to the Plan Commission of the City.
Pursuant to Section
SECTION SIX:
EFFECT OF APPROVALS.
150.530(I)(2) of the Zoning Code, the approval of the Preliminary Development Plan for the
Property, as set forth in Section Two of this Resolution, shall not be deemed or interpreted
as authorizing or entitling the development or the improvement of the Property in any
manner whatsoever unless and until the City Council approves, by ordinance or resolution
duly adopted, as the case may be, a special use permit for a planned development and a
final development plan for the Property, pursuant to Section 150.540(C) of the Zoning Code.
Nothing herein shall be deemed or interpreted as obligating or requiring the City Council to
approve a special use permit or final development plan. Further, the City Council shall
have no obligation to consider or approve a special use permit for a planned development or
final development plan unless and until:
A.

The Applicant complies with the applicable procedures for review and
approval of a final development plan for the Property, as set forth in Sections
150.535 and 150.540 of the Zoning Code, which plan shall include, without
limitation, a waste reduction and recycling plan for the Proposed
Development, as required pursuant to Section 171.041 of the City Code;

B.

The Applicant prepares and submits a final landscaping plan for the
Property, for review and approval by the City Forester; and
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C.

The Applicant prepares and submits a stormwater drainage plan for the
Property, for review and approval by the City Engineer, by which plan
adequate stormwater detention volume shall be provided on the Property.

SECTION SEVEN: CONDITIONS OF APPROVAL. Approval of a final
development plan for the Property shall be expressly conditioned upon the following:
A.

Development Agreement. The Applicant shall enter into a development
agreement with the City, to be prepared by the City's Corporation Counsel
and subject to the approval of the City Council ("Development Agreement"),
which Development Agreement shall govern and restrict the use and
development of the Property, and shall contain, at a minimum and without
limitation, the following provisions, conditions, and restrictions:
1.

The Applicant shall install a sidewalk on the north side of Half Day
Road, extending to the west from the existing sidewalk located on the
north side of Half Day Road to the intersection of Skokie Valley Road
and Half Day Road ("Sidewalk");

2.

The Applicant shall install a signalized pedestrian crosswalk at the
intersection of Half Day Road and Skokie Valley Road, connecting the
north and south sides of Half Day Road along the east side of Skokie
Valley Road ("Crosswalk");

3.

Prior to the issuance of any construction or demolition permit, the
Applicant shall cause to be fully executed, and shall comply with all
terms and conditions of, a cross-access agreement with the owner of
the property located at 2635 Skokie Valley Road for cross-access for
the Property to allow for ingress to and egress from the Property, as
depicted in the Preliminary Development Plan ("Cross-Access
Agreement");

4.

The Applicant shall install venting system stacks for underground
tanks, in specific locations that will minimize any adverse impact on
nearby residential properties, as mutually determined by the City and
the Applicant;

5.

The Proposed Monument Sign shall be installed in a specific location
that will minimize visual obstructions to vehicles and pedestrians, to
minimize visual obstructions for vehicles and pedestrians, as mutually
determined by the City and the Applicant;

6.

The Applicant shall not operate the Car Wash on the Property prior to
5:00 a.m. and after 11:00 p.m. on any day;

7.

The Applicant shall cooperate in good faith with the City to monitor
the adequacy of stormwater detention volume on the Property and the
release of stormwater from the Property into the City storm sewer
system, and shall comply with all applicable laws relating to the
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improvement of stormwater detention volume on the Property and the
control of the release of stormwater into the City storm sewer system;

B.

8.

The Applicant shall comply with the applicable tree replacement
provisions set forth in Chapter 94 of the City Code; and

9.

In addition to any other costs, payments, fees, charges, contributions,
or dedications required by the City's codes, ordinances, resolutions,
rules, regulations, or by the Development Agreement, the Applicant
shall pay to the City, immediately upon presentation a written
demand or demands therefor, all legal, engineering, and other
consulting or administrative fees, costs, and expenses incurred or
accrued in connection with the review and processing of the plans for
the Proposed Development and in connection with the negotiation,
preparation, consideration, and review of the Development
Agreement.

IDOT Approval for Work in the Rights-of-Way. Prior to the issuance of any
construction or demolition permit, the Applicant shall obtain all necessary
permits and approvals from IDOT for: (1) installation of the Sidewalk; (2)
installation of the Crosswalk; and (3) any and all other work requiring
permits and approvals from IDOT as set forth in the Preliminary
Development Plan.

SECTION EIGHT: TIME
PERIOD
FOR
SUBMISSION
OF
FINAL
DEVELOPMENT PLAN. The final development plan for the Property shall be submitted
by the Applicant for review and approval by the City no later than the date that is six
months after the effective date of this Resolution, in accordance with and pursuant to
Section 150.535(A) of the Zoning Code. Pursuant to Section 150.535(C) of the Zoning Code,
upon the written request of the Applicant, the Plan Commission, for good cause, may
extend the period for filing the final development plan for a period not to exceed an
additional six months.
SECTION NINE: EFFECTIVE DATE. This Resolution shall be in full force and
effect upon its passage and approval by a majority of the members of the City Council.
[SIGNATURE PAGE FOLLOWS]
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PASSED:
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Nancy R. Rotering, Mayor
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