
   

 
             PUBLIC MEETING NOTICE AND AGENDA 

                       PLANNING AND ZONING COMMISSION MEETING 
    

JANUARY 16, 2023 
     7:30 P.M. 

 
 

1. Call to Order 
 
2. Roll Call 

 
3. Consent Agenda 

 
A. Motion to accept and place on file the minutes of the September 12, 2022 Planning and 

Zoning Commission meeting minutes 
 
4. New Business— None 

 
5. Old Business— None 

 
6. Items for Discussion 

 
A. Conceptual review of conditional uses and zoning variations for the proposed outdoor 

storage of vehicles as a principal use at 8525 IL Route 31 
   

7. Staff Report 
A. Board of Trustees meeting update   
 

8. Audience Participation 
 

9. Trustee Liaison Report 
 

10. Next Planning & Zoning meeting is scheduled for February 13, 2023 
 

11. Adjournment 
 

Village of Lake in the Hills  
600 Harvest Gate 

Lake in the Hills, IL  60156 
 

The Village of Lake in the Hills is subject to the requirements of the Americans with Disabilities Act of 1990. 
Individuals with disabilities who plan to attend this meeting and who require certain accommodations so that they 
can observe and/or participate in this meeting, or who have questions regarding the accessibility of the meeting or 
the Village’s facilities, should contact the Village’s ADA Coordinator at 847-960-7414 (TDD 847-658-4511) promptly 
to allow the Village to make reasonable accommodations for those persons. 

 

Posted by:         Date:  January 13, 2023    Time:     
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Village of Lake in the Hills Planning and Zoning Commission Meeting 
September 12, 2022  

Call to Order  
The meeting was called to order at 7:30 p.m.  
  
Roll call was answered by Commissioners Siakel, Bolton, Dixon, Swanlund, and Chairman Esposito.  Absent were 
Commissioners Walker and Murphy.  
  
Also present were Assistant Community Development Director Ann Marie Hess, Trustee Bill Dustin, and Recording 
Secretary Laura Carpenter.  
  

Approval of Meeting Minutes  
Motion to accept the Planning and Zoning Commission meeting minutes of August 15, 2022 was made by Commissioner  
Bolton and seconded by Commissioner Dixon.  On a roll call vote, Commissioners Siakel, Bolton, Dixon, Swanlund, and 
Chairman Esposito voted Aye.  No Nays. Motion carried 5 -0.  
  

New Business  
A.  Conditional Use for an Obedience School with Dog Day Care at 9190 Pyott Road  
  
Commissioner Esposito opened the public hearing at 7:32 p.m. and confirmed with staff that the public was given proper 
notice regarding it.   
  
 Staff Report  
Assistant Director Hess reviewed the Request for Commission Action dated September 12, 2022.    

The applicant proposed a dog obedience and training school in three of the tenant spaces at the address. The 
operation will consist of indoor training classes for dogs and their owners. Training will be oriented towards home 
protection. Day or overnight care will be limited and secondary, as most classes will have owners accompany their dog 
for each session. Outdoor training space and dedicated parking is also proposed to serve the business. As obedience 
schools and dog day care are listed as conditional uses in the M-1 zoning district, the applicant requests a conditional 
use permit to establish the business.  
  
Comments by the Public, Staff, and the Planning and Zoning Commission   
Sean Galavan, applicant, spoke.  He noted that he chose the 9190 Pyott Road location because it would be a good space 
to train dogs in the capacity he wants, and that if any dogs would be kept overnight, that they would be monitored by 
him or another trainer. Commissioner Dixon inquired about the fencing.  Mr. Galavan stated that the area out back will 
be fenced and monitored by a trainer for the purpose of dog exercise.    Commission Swanland asked about the animals’ 
welfare being in the area, specifically the gas fumes from the surrounding areas. Mr. Galavan indicated that he has 
trained dogs in warehouses near O’Hare Airport, and this location is much cleaner than warehouses.    
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Village of Lake in the Hills Planning and Zoning Commission Meeting 
September 12, 2022  

  
There were no public comments, and Commissioner Esposito closed the public hearing at 7:41 p.m.  
  
A motion to recommend approval to the Village Board to grant a Conditional Use to allow for an obedience school with 
dog day care at 9190 Pyott Road was made by Commissioner Siakel and seconded by Commissioner Dixon.  On a roll call 
vote, Commissioners Siakel, Bolton, Dixon, Swanlund and Chairman Esposito voted Aye.  No Nays.  Motion carried  5-0.  
  

B. Variation to Section 7.4 Residential Bulk Chart for an Attached Garage at 255 Indian Trail    
  
Commissioner Esposito opened the public hearing at 7:42 p.m. and confirmed with staff that the public was given proper 
notice regarding it.   
  
Staff Report  
Assistant Director Hess reviewed the Request for Commission Action dated September 12, 2022.    She explained that 
there was an error in the packet information in favor for the applicant.  This was discussed with Administrator Andrews 
and the Village’s attorney during the day, and permission was given to move forward with the public hearing at this time 
without needing to repost or re-advertise the public hearing notice.    
  
The variation that is needed to be sought for this request needs to be to Section 4.4-2, Lot Area and Dimension, for 
homes that were platted prior to 1974 (not Section 7.4).  Those homes are permitted to have a smaller side-yard setback 
because they have homesites that were platted to be only 60 feet wide.  Taking into consideration the correct variance 
request, the homeowner now seeks a variation of a 5-foot setback instead of the 9-foot setback that the variation 
paperwork was prepared for.   
  
She continued that the applicant anticipates the construction of an attached garage in a side yard. The garage will be 
built along the west side of the house and will be served by the existing driveway. The applicant desires an enclosed 
vehicle storage space and would be built on existing driveway/parking space already used for vehicle storage. The 
attached garage would replace the recently constructed without a permit, substandard carport. The property is located 
in an R-2 zoning district. The limited frontage and the existing proximity of the house next to the side lot line limit the 
applicant’s ability to construct a side-yard addition to the main structure. The proposed garage would be built 1-foot 
from inside the west side lot line. Therefore, the applicant requests a 5-foot variation from the 6-foot side yard setback 
requirement.  
  
Assistant Director Hess continued that the existing carport is a temporary structure that was built without a building 
permit a while ago, and no complaints were received from adjacent neighbors.  The variance request and reconstruction 
needed is to get the structure in compliance with zoning approval, building code requirements for anchoring, fire 
separation, structural needs, and proper attachment to the home.    
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Village of Lake in the Hills Planning and Zoning Commission Meeting 
September 12, 2022  

Comments by the Public, Staff, and the Planning and Zoning Commission  
Commissioner Dixon asked for clarification of the proposed distance between the garage and existing home.  Assistant 
Director Hess indicated it would be 8 feet.    
  
Carol and Robert Herley spoke on behalf of the applicant, Mr. David Tarik, whom they said English is a second language 
for him, and they live down the street from him.  They stated that it was important for Mr. Tarik to have his vehicle 
covered from the winter elements.  They brought pictures of the property and drawings of the current carport and 
drawings of a future design to show the commissioners.  Those pictures are attached to these meeting minutes.  Assistant 
Director Hess indicated that she just saw the drawings a few hours prior, and upon a cursory review, they are non-code 
compliant.  She reiterated to the petitioners that stamped plans were to be submitted by the Herley’s and applicant, as 
previously discussed.  There was discussion among the group about the property line distance line measurements, 
proposed garage measurements and location, and if there was or was not a garage at the home in the past.  Mr. Herley 
said that Mr. Tarik would prefer to build a garage in front of the home, but was told he could not do that.  Assistant 
Director Hess indicated that Village records don’t show a past variation request for this at the property.  Mr. Tarik may 
have had an informal discussion with a Village employee, and not have understood that even though that garage may 
not be allowed under the zoning code, he could have requested for a variation from the zoning code.  Commissioner 
Dixon asked how long the homeowner lived in the home, and he answered it has been about five years.    
  
Resident Dan Hirshfeld spoke.  He is the next door neighbor who the home is next to the carport.  He indicated that he 
thinks the carport is too close to his home, and it is a tight fit to get to the back of his property with lawn equipment, 
and impossible when the small area between homes has snow piled up in the winter.  His preference is to have the new 
garage in the front of the home.    
  
Resident Priscilla Chura emailed Village Hall staff earlier in the day with her comments, and they were read aloud by 
Recording Secretary Laura Carpenter.  Her emailed comments in support of the variance are attached to these meeting 
minutes.    
  
There was a consensus among the Commission that a side yard garage would not work on the site, and it would be best 
for the homeowner to consider a garage to be built in front of the home.    
  
There were no further public comments, and Commissioner Esposito closed the public hearing at 8:23 p.m.  
  
A motion to recommend approval to the Village Board a variation to Section 4.4-2,  Lot Area and Dimension at 255 Indian  
Trail to allow for the construction of an attached garage in the side yard was made by Commissioner Siakel and seconded 
by Commissioner Dixon.  On a roll call vote, Commissioners Siakel, Bolton, Dixon, Swanlund, and Chairman Esposito voted 
No.  No Ayes. Motion denied 0-5.  
  

Item for Discussion-None  
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Village of Lake in the Hills Planning and Zoning Commission Meeting 
September 12, 2022  

Staff Report—Assistant Community Development Director reported the variation applications for 10 Chadwick  
Court and 1 Juniper Court were both approved by the Village Board in August 2022.  
   

Audience Participation- None  
  

Trustee Liaison-Trustee Dustin had nothing to report.  
  

Adjournment  
A motion to adjourn the meeting was made by Commissioner Siakel and seconded by Commissioner Dixon.  On a roll call 
vote, Commissioners Siakel, Bolton, Dixon, Swanlund, and Chairman Esposito voted Aye.  No Nays.  Motion 5-0.    
  
There being no further business to discuss, the meeting of the Lake in the Hills Planning & Zoning Commission was 
adjourned at  8:31 p.m.  The next Planning and Zoning Commission meeting is scheduled for October 17, 2022.   
  
Submitted by,  
  

  
  
Laura Carpenter  
Recording Secretary  



   

 

        

INFORMATIONAL MEMORANDUM  
 

PLANNING AND ZONING COMMISSION 

MEETING DATE: January 16, 2023 

DEPARTMENT: Community Development 

SUBJECT: Conceptual review of conditional uses and zoning variations for the proposed 
outdoor storage of vehicles as a principal use 

EXECUTIVE SUMMARY 

General Information 
Potential Requested 
Actions: 

• Conditional Use Permits: 
o Outdoor Storage of Vehicles as a principal use 
o Accessory Outdoor Storage of Materials/Vehicles/Equipment 
o Planned Unit Development (PUD) 

 
• Zoning Variations / PUD Exceptions 

o To allow vehicle storage less than 10 feet from lot lines (Section 9.4) 
o To allow a fence in areas other than the side or rear yard (Section 15.8-2) 
o To allow gravel areas to exceed 10% of the lot area (Section 18.2-7) 
o To reduce landscaping along front berm (Section 26.4-2 & Table 26.5) 
o To eliminate screening along side and rear (Section 26.7) 

 
Owner:  Chicago Title Land Trust # 8002350374 

Applicant:  Kevin Seay, VP of Entitlements & Development, Plote Properties 

Purpose:  To allow the outdoor storage of vehicles and equipment 

Location and Size:  8525 IL Route 31.  Approximately 23.53 acres 

Zoning and Land Use: Site:  M-1 Limited Manufacturing. Vacant land  

 North: M-1 Limited Manufacturing. Berquist Marine Center, 
Boat Sales  

 East: • OS Open Space. Hoffman Park  
• Village of Cary, B-2 Shopping Center. Vacant Land  

 South:  M-1 Limited Manufacturing. Outdoor vehicle storage  

 West:  M-1 Limited Manufacturing. Quarry/Vacant Land  

 Future Land Use:  Commercial 

Background 

Kevin Seay, Vice President of Entitlements & Development for Plote Properties, has submitted documents 
to the Village to allow for the outdoor storage of vehicles on a group of parcels totaling 23.53 acres on the 



west side of Illinois Route 31, approximately one-half mile south of James R. Rakow Road.  Mr. Seay has 
indicated that Plote intends to maintain ownership of the property, but wants to lease out the property to 
several different tenants for outdoor storage.  He anticipates that most of the tenants would store semi-
trucks and trailers, but that some tenants might be landscape contractors who store landscaping 
equipment and bulk landscaping materials. 

The subject property is within the M-1 Limited Manufacturing zoning district.  In accordance with the 
Permitted and Conditional Use Chart in Section 11 of the Zoning Code, the “outdoor storage of vehicles 
as a principal use” is allowed in the M-1 zoning district only with the approval of a conditional use.  As 
noted above, Mr. Seay has indicated that the principal use of the property is proposed to be the outdoor 
storage of semi-truck and semi-trailer vehicles.  This would require approval of a conditional use. 

Per Section 11 of the Zoning Code, the “outdoor storage of materials/vehicles/equipment accessory to a 
principal use” is allowed in the M-1 zoning district only with the approval of a conditional use.  Therefore, 
an additional conditional use approval would be required to allow the outdoor storage of landscaping 
equipment and bulk landscaping materials as uses accessory to the principal use of semi-truck/trailer 
storage. 

Further, as noted in the definition of “Planned Development” in Section 3 of the Zoning Code, if land is 
zoned for manufacturing and is greater than five (5) acres in size it shall be developed as a Planned 
Development.  Therefore, the development of the subject 23.53-acre property in the manufacturing zoning 
district would require the approval of a conditional use for a planned development. 

Mr. Seay has submitted preliminary engineering drawings along with site and landscaping plans to 
demonstrate the conceptual design.  In the existing condition, the site is relatively flat and level, except for 
an existing depressional area along the southern lot line that was reportedly designed and constructed as 
a stormwater management basin, and except for an existing wetland area along the northern lot line 
(directly behind the existing Berquist Marine Center boat sales business).  Within the front (eastern) 75 feet 
of the property along Route 31, the plans show the installation of a landscaped berm to screen the view of 
the storage from the street.  For all of the remaining area of the property, the plans show asphalt grindings 
to be spread on the ground as the surface materials for the vehicle storage areas.  All vehicles would enter 
and leave the site from one new driveway proposed to be constructed along Route 31.  The new driveway 
would align with the existing U-turn / left-turn lanes on Route 31 such that no additional improvements 
to the highway are proposed.  A row of LED light fixtures on 20-foot-tall poles are shown to be installed 
along the east and west sides of the storage area to provide necessary illumination.  Finally, the plans show 
an eight-foot-tall fence to be installed to the west of the proposed landscaped berm and to the north of the 
existing stormwater basin. 

Alternative site plans have been submitted for consideration and feedback.  One plan shows 100% of the 
gravel/grinding areas to be used to store semi-trucks and semi-trailers, and shows that as many as 360 
semi-trucks/trailers could be stored on the property at full capacity.  Mr. Seay also submitted a 
professional traffic study to the Village staff which indicates that as many as 400 vehicles could be stored 
on the property without requiring any additional roadway improvements along Route 31.  A second plan 
shows 200 semi-truck/trailer storage spaces along the northern half of the property, with an open paved 
area on the southern half for accessory storage of other materials/vehicles/equipment. 

Questions to Consider 

Per Section 24.6 of the Zoning Code, the Planning and Zoning Commission (PZC) must consider a list of 
factors and how they are relevant to the specific conditional uses when making a recommendation to the 
Village Board.  At this time, staff is only presenting an informational item and requesting preliminary 
feedback from the PZC without any vote or recommendation.  However, Mr. Seay intends to complete his 
applications to move the requests forward, and staff anticipates the scheduling of a public hearing in the 



near future for formal consideration.  Therefore, in order to provide guidance to staff and the applicant, 
please consider the following: 

• Is the proposed outdoor storage of semi-trucks and semi-trailers necessary or desirable on the 
subject property? 
  

• Is the proposed accessory storage of landscaping equipment and bulk landscaping materials 
necessary or desirable on the subject property? 
 

• The Village’s comprehensive planning documents call for commercial development on the subject 
property in the future when municipal water and sewer utilities become available, but the current 
zoning is industrial and the proposed uses are industrial.  Therefore, would the proposed uses be 
desirable on a permanent basis?  If not, would the proposed uses be desirable on a long-term 
temporary basis? 

Per Section 23.7 of the Zoning Code the PZC can only recommend the approval of zoning variations if 
there is evidence, in the judgement of the Village, that nine standards are met.  Again, at this time staff is 
only presenting an informational item and requesting preliminary feedback from the PZC without any 
vote or recommendation.  However, staff requests that the PZC provide guidance to staff and the applicant 
regarding the several different categories of variations: 

• Per Section 18.2-7 of the Zoning Code, areas in the M-1 zoning district used strictly for the outdoor 
storage of equipment or vehicles may be treated with gravel, ground asphalt or crushed limestone, 
and such areas shall not exceed 10% of the total site area.  The submitted plans show up to 74 
percent of the site area covered with asphalt grindings.  Is this temporary paving material 
acceptable on a permanent basis?  If not, would the proposed surface be acceptable on a long-term 
temporary basis? 
 

• Per Section 9.4 of the Zoning Code, the storage of materials, equipment or vehicles shall not take 
place within 10 feet of any rear or side yard or within any front yard. The plans show the asphalt-
grindings storage area extending up to the property line in the rear and side yard with almost no 
setback.  Is there some particular hardship that would prohibit the owner from keeping the storage 
10 feet away from the side and rear lot lines, or would the request just be based on a desire to store 
additional vehicles? 
 

• A landscaped berm along Route 31 would be required by Section 26.4-2 & Table 26.5 of the Zoning 
Code.  The code requires a number of trees and shrubs for every 100 linear feet of frontage of the 
development.  Specifically, for the 1447.84 feet of frontage along Route 31, the code would require 
43 overstory trees, 29 understory trees, 43 evergreen trees, 174 large shrubs, and 87 small shrubs.  
The plans show the proposed berm being landscaped with only 64 evergreen trees, and the berm 
stops short of the south property line. 
 

o Should the berm extend all the way to the south lot line to block the view of stored vehicles 
across the stormwater management basin? 
 

o The proposed plantings on the berm include more evergreen trees than required, but 
include less overall landscaping.  Will this provide enough screening? 
 

• The submitted plans do not show any landscaping on the side and rear of the storage area. Per 
Section 26.7 of the Zoning Code, landscape screening is required when outdoor storage is, or will 
be, located on a nonresidential lot.  Specifically, the code requires a six-foot tall wall or fence with 
overstory trees, or a berm with a variety of landscaping, or a combination of the two.  The site is 
adjacent to a quarry to the west, and the properties to the north and south include existing trees 
and brush with some existing outdoor storage areas.  Is landscape screening necessary adjacent to 



other similar uses?  Would landscape screening be desirable in the future when the adjacent mining 
activities end?  If the future availability of municipal water and sewer utilities spurs the 
redevelopment of the areas to the north and south, would landscape screening of the outdoor 
storage be desirable?  

 
 
ATTACHMENTS 

1. Exhibits 

RECOMMENDED ACTION 

Staff requests that the Planning and Zoning Commission consider the questions above and provide 
feedback regarding the desirability of the proposed outdoor storage as proposed.  The requested feedback 
will help the applicant and staff determine which specific conditional uses and variations to bring forward 
for official consideration at a forthcoming public hearing. 



P:\2005\05212\Drawings\Preliminary\05212 Prelim Outdoor Storage Eng Plan.dwg

Re
vi

si
on

D
at

e
N

o.

File Name:
 Jan 06, 2023 - 2:56pm mike-aPlot Date: Plotted By:

Project Manager:

Engineer:

Sheet

Date:

C
 2

02
3 

H
ae

ge
r 

En
gi

ne
er

in
g,

 L
LC

Project No.

c
o
n
s
u
lt

in
g

 e
n
g

in
e
e
rs

HA
EG

ER
 EN

GI
NE

ER
IN

G
la

n
d

 s
u
rv

e
y
o
rs

TI
TL

E
SH

EE
T

O
U

TD
O

O
R
 S

TO
R
A

G
E 

A
R
EA

2
4
-A

C
R
E 

M
SC

 P
A

R
C

EL
, 
R
O

U
TE

 3
1

LA
K

E 
IN

 T
H

E 
H

IL
LS

M L A

M L A

12.20.2022

05-212

C1.0
C3

 
 

 

LOCATION MAP
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OUTDOOR STORAGE AREA
24-ACRE MSC PARCEL, ROUTE 31

PRELIMINARY ENGINEERING PLANS
SECTION 15  TOWNSHIP 43 NORTH   RANGE 8 EAST

LAKE IN THE HILLS, ILLINOIS
MCHENRY COUNTY
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P.I.N.:  19-15-100-047
19-15-100-048
19-15-300-016
19-15-300-017
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