
PUBLIC MEETING NOTICE AND AGENDA 
PLANNING AND ZONING COMMISSION MEETING  

     July 15, 2024 
 7:30 P.M. 

 AGENDA 

1. Call to Order

2. Roll Call

3. Consent Agenda

A. Motion to accept and place on file the minutes of the June 17, 2024 Planning and Zoning
Commission meeting

4. New Business

A. Conditional Uses and Development Plan for the Outdoor Storage of Vehicles at 8907 S. IL
Route 31

5. Old Business

6. Items for Discussion

7. Staff Report

8. Audience Participation

9. Trustee Liaison Report

10. Next Planning & Zoning meeting is scheduled for August 12, 2024

11. Adjournment

MEETING LOCATION 
Lake in the Hills Village Hall 

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) 960-7400 [TDD (847) 658-4511] promptly 
to allow the Village to make reasonable accommodations for those persons. 

Posted by:     Date:   July 12, 2024           Time: 
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PLANNING AND ZONING                                                                                                              JUNE 17, 2024 

Call to Order 
The meeting was called to order at 7:32 p.m.   
 
Roll call was answered by Commissioners Siakel, Walker, Murphy, Bolton, Dixon, Swanlund, and Chairman Esposito.   
 
Also present were Director of Community Development John Svalenka, Trustee Bill Dustin, and Recording Secretary 
Laura Carpenter. 
 

Approval of Meeting Minutes 
Motion to accept the Planning and Zoning Commission meeting minutes from April 15, 2024 was made by 
Commissioner Siakel and seconded by Commissioner Walker. The motion was approved by a voice vote of 7-0. 
 

New Business 
Zoning Code Text Amendments to Section 12, Temporary Uses 
 
Chairman Esposito asked for a motion to open the public hearing.  Commissioner Swanlund made a motion to open 
the public hearing, and Commissioner Bolton seconded.  On a voice vote, the entire commission voted Aye, no Nays.   
Chairman Esposito opened the public hearing at 7:33 p.m. and confirmed with staff that the public was given proper 
notice. 

Director Svalenka reviewed the Request for Public Hearing and Commission Action dated June 17, 2024. 

The Village has comprehensive regulations in Section 8.14 of the Lake in the Hills Municipal Code regarding special 
event permits for events in Village parks and rental facilities.  These Special Event Permit regulations include 
requirements for sound amplification, food vendors, signage, tents, lighting, electrical systems, liquor licensing, raffle 
licensing, insurance, and public safety issues, and all such special event permits must be approved by the Village Board.  
These existing regulations have served the Village well for the review and approval of large events in Village parks, such 
as the annual Summer Sunset Festival and Rockin’ Rib Fest. 

Temporary outdoor events on private property are currently regulated by the temporary use regulations in Chapter 12 
of the Zoning Code.  This chapter primarily includes standards for the temporary outdoor activities of commercial 
businesses, such as outdoor sales and displays of merchandise, which can be reviewed and approved by Village staff.  
Section 12.3 lists tent meetings, carnivals, circuses and civic use of public property as special temporary uses, and these 
specific uses require additional approval by the Village Board.  For example, Village Board approval was required for 
the carnival hosted by the Algonquin/Lake in the Hills Chamber of Commerce in April 2024 in the parking lot of the At 
Home store at 101 N. Randall Road. 

While all carnivals and similar events require Village Board approval, carnivals operated on private property are not 
subject to the full list of standards in the Special Event Permit regulations that apply to carnivals operated in public 
parks.  Village experience with existing annual events has shown that the Special Event Permit regulations are effective 
in ensuring that large public events are operated safely, in that the standards require submittal of an emergency  
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action plan or incident action plan.  Therefore, staff will propose several code amendments to make the same review 
standards apply to all large outdoor events.  Specifically, staff will propose that the Special Event Permit regulations be 
moved to a separate chapter of the Municipal Code (a new Section 20), and be amended to apply throughout the 
Village.  Also, staff has proposed amendments to Section 12 of the Zoning Code, as detailed below. 

The Temporary Use Chart in Section 12.4 of the Zoning Code lists all of the authorized temporary uses, and Section 
12.3 lists the “special” temporary uses that require additional Village Board approval.  Currently the list of special 
temporary uses in Section 12.3 only includes tent meetings, carnivals, circuses and civic use of public property.  Staff 
has proposed amending Section 12.3 by expanding this list to match the list of uses in the Special Event Permit 
regulations.  As proposed, carnivals, circuses, car shows, races, and parades would always require approval of a Special 
Event Permit instead of a temporary use permit, regardless of the anticipated number of attendees.  A list of other 
similar events would require approval of a Special Event Permit when the anticipated number of attendees will exceed 
100 people.  On residential properties, a Special Event Permit would only be required for outdoor events that are 
operated for profit and when the anticipated number of attendees will exceed 100 people. 
 
Within the Temporary Use Chart in Section 12.4, carnivals are listed as only being allowed in the B-2, B-3, B-4 and M-1 
zoning districts, subject to limits on the time, days, number, and parking.  Since carnivals would always require a Special 
Event Permit under the proposed regulations, they are proposed to be deleted from the chart in Section 12.4.  Further, 
the language in the first row of the Temporary Use Chart in Section 12.4 has been completely revised to clarify the 
types of outdoor shows and sales that are subject to temporary use regulations 

Director Svalenka recommended approval of the zoning code text amendments to Section 12, Temporary Uses, per 
the findings noted in the staff report dated June 17, 2024. 

Commissioner Siakel inquired if food vendors include food trucks.  Director Svalenka stated that food vendors do 
include food trucks, and those on private property would require a Temporary Use Permit.  Those on the Village’s park 
property would require a Special Use Permit.  In the future, staff will bring to the Commission text amendments 
regarding food trucks.  Director Svalenka responded to Chairman Esposito’s question about large events such as Sunset 
Fest.  He clarified that all the events within the Sunset Fest will be under one Special Use Permit.  Commissioner Dixon 
asked if the attendance is a static or an accumulative number of people?  Director Svalenka clarified that it is the 
anticipated number of attendees, which is open for staff interpretation.  Commissioner Siakel asked about event 
security, and Director Svalenka clarified that these new regulations require proper security for large crowds.  
Commissioner Swanlund asked for clarification about large indoor events and attendance size.  Director Svalenka 
clarified that those events would be regulated by the occupancy code, and large outdoor events would be covered 
under these permits.   

There being no further public comments or discussion, Chairman Esposito asked for a motion to close the public 
hearing. Commissioner Siakel made a motion to close the public hearing, and Commissioner Walker seconded. On a 
voice vote, the entire commission voted Aye, no Nays.  Chairman Esposito closed the public hearing at 7:42 p.m.  
 
Commissioner Walker made a motion to recommend approval of the proposed amendments to Section 12, 
Temporary Uses, as noted in the staff report dated June 17, 2024.  Commissioner Murphy seconded the motion.   On 



 

 
Village of Lake in the Hills 
600 Harvest Gate, Lake in the Hills, Illinois 60156 

 

Page 3 of 3 
 

PLANNING AND ZONING                                                                                                              JUNE 17, 2024 

a roll call vote, Commissioners Siakel, Walker, Murphy, Bolton, Dixon, Swanlund, and Esposito voted Aye. No Nays.   
Motion to approve passed 7-0. 
 

Old Business 
None  
  

Item for Discussion 
None  
 

Staff Report 
Director Svalenka reported that the Village Board approved Consumers Credit Union’s petition for a Conditional Use 
for a drive-through and variations, with a condition regarding obtaining the easement.  Commissioner Dixon inquired 
about Doerner Jewelers.  Director Svalenka said there have been no complaints.  
 

Trustee Liaison 
Trustee Dustin spoke about the Village’s recent press release about mask wearing at Village festivals and the proposed 
safety fence around the carnival.    
 

Adjournment 
A motion to adjourn the meeting was made by Commissioner Siakel and seconded by Commissioner Walker.  The 
motion was approved on a voice vote of 7-0. 
 
There being no further business to discuss, the meeting of the Lake in the Hills Planning & Zoning Commission was 
adjourned at 7:50 p.m.  The next Planning and Zoning Commission meeting is scheduled for July 15, 2024. 
 
Submitted by, 
 

 
 
Laura Carpenter  
Recording Secretary 
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REQUEST FOR PUBLIC HEARING   
AND COMMISSION ACTION  

PLANNING AND ZONING COMMISSION 

MEETING DATE: July 15, 2024 

DEPARTMENT: Community Development 

SUBJECT: Conditional Uses and Development Plan for the Outdoor Storage of Vehicles 
at 8907 S. IL Route 31   

EXECUTIVE SUMMARY 

General Information 
Requested Action: • Conditional Use Permit to allow outdoor storage of vehicles as principal use. 

• Conditional Use Permit to allow a Planned Development, with exceptions 
• Development Plan for a Planned Development 

Owner: Southwind Industries, Inc. (Creek Partners, L.L.C.) 

Applicant: Rich Guerard, attorney at Guerard, Kalina & Butkus (on behalf of John Harris from 
Southwind Industries) 

Purpose: To allow the temporary outdoor storage of vehicles on a temporary type of pavement 
without all required permanent landscaped screening. 

Location and Size: 8907 IL Route 31.  Approximately 75.2 acres. 

Zoning and Land Use: Site:  M-1 Limited Manufacturing. Clean Construction or 
Demolition Debris Fill Operation 

 North: M-1 Limited Manufacturing. Recycled asphalt shingle 
plant / truck parking / auto repair  

 East: Village of Cary, B-2 Shopping Center. One homestead 
and farmland  

 South: Village of Cary, PO Park and Open Space. Crystal Lake 
Park District Racket Club 

 West:  M-1 Limited Manufacturing. Quarry lands  

 Future Land Use:  Commercial 
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Background 

Attorney Rich Guerard has submitted applications to the Village on behalf of Southwind Industries, 
Inc. to allow for the outdoor storage of vehicles on a group of parcels totaling 75.2 acres on the west 
side of Illinois Route 31, approximately one-quarter of a mile north of Trinity Drive.  The owner, 
Southwind Industries, commonly operates the site under the name Bluff City Materials.  Significant 
portions of the property have been mined for sand and gravel, and the owner has a permit from the 
Illinois EPA to fill the quarried areas with Clean Construction or Demolition Debris (CCDD).  CCDD 
materials typically consist of broken concrete and asphalt.  After filling of the quarry site, the 
property can be made ready for future development.  However, in the interim, the owner wishes to 
lease portions of the property to individual tenants for outdoor truck and trailer storage to 
supplement the property owner’s income.  Available aerial photos indicate that the owner began 
allowing vehicle storage on the property in 2021 without the necessary zoning approvals and 
permits from the Village.  Community Development Department staff became aware of the 
unauthorized vehicle storage earlier this year after the Police Department responded to the site 
multiple times for reports of burglary to motor vehicles and the theft of motor vehicles from the 
property.  Therefore, Southwind Industries is now requesting the necessary zoning approvals to 
make the existing outdoor storage legal and to gain approval to expand the storage areas in the 
future as additional areas of the quarry are filled. 

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.  Therefore, the applicant has requested approval of this conditional use.  

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 applicant has requested approval of a conditional use for a planned 
development on the subject property in the manufacturing zoning district.  In accordance with 
Section 25.5 of the Zoning Code, a Development Plan must be prepared and submitted for any 
Planned Development.  Therefore, the applicant has also requested approval of a development plan.  
As allowed by Section 25.4 of the Zoning Code, the development will also require the approval of 
several exceptions from the Zoning Code regulations as part of the planned development, as detailed 
below. 

Analysis – Conditional Uses 

Per Section 24.6 of the Zoning Code, there are seven factors that shall be considered by the Planning 
and Zoning Commission regarding how they are relevant to the specific conditional uses being 
requested.  The applicant has indicated on their submitted application forms how they believe these 
factors are met for both of the requested conditional uses.  Staff will provide a detailed analysis 
below of all factors for the two requests. 

In the review of whether the proposed uses are necessary or desirable to provide a service or facility 
which is in the interest of public convenience and will contribute to the general welfare, the 
submitted application forms generally state that the proposed outdoor storage use and Planned 
Development will benefit the community because they will provide a local parking option for small 
businesses and residents who cannot store their commercial vehicles in residential areas.  However, 
staff finds that the trend of development along Route 31 in the vicinity has been commercial 
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development, and that the current Comprehensive Plan indicates that the subject property is likely 
to be rezoned to a commercial zoning district when water and sanitary sewer utilities become 
available in the future regardless of whether the proposed outdoor storage use is approved.  
However, in consideration of the fact that water and sanitary sewer utilities are not yet available to 
the subject property, staff has examined whether the proposed uses might be necessary or desirable 
on a temporary basis. 

Regarding the outdoor storage of vehicles as a principal use, staff finds that such a use might provide 
a public convenience if the vehicles were to be linked to some other principal use elsewhere in the 
Village.  For example, if a manufacturing business in the Village determined that they needed extra 
space to store vehicles on a remote lot, such an outdoor vehicle storage lot would provide a 
convenience to that business and contribute to the welfare of the Village.  In the case of the submitted 
applications, staff notes that semi-trucks and semi-trailers to be stored on the property are not 
known to be linked to any specific existing business in the Village and, therefore, would not likely 
provide any permanent convenience or benefit to the Village.  Instead, staff anticipates that the need 
for the proposed semi-truck and semi-trailer storage would ebb and flow with the demand for 
shipping as the economy rises and falls.  Specifically, vehicle storage is generally not needed during 
good economic times because most trucks and trailers are in regular use, but the vehicle storage need 
grows during economic down times when less products are being shipped.  Essentially, staff finds 
that the proposed use is temporary and transient in nature, and would not benefit the Village as a 
permanent use.  However, staff finds that the proposed truck and trailer storage use would at least 
be more beneficial than a vacant un-used property while the CCDD filling operation is ongoing, and 
that the proposed use might be acceptable on a temporary basis subject to certain conditions to 
ensure that the temporary uses are required be removed in the future when appropriate.  

Regarding the requested conditional use for a Planned Development, staff notes that this is required 
by the Zoning Code based on the acreage of the property, and the Planned Development offers the 
Village the flexibility to approve the proposed storage use on a temporary basis.  

Based on the above analysis, staff finds that the proposed outdoor storage use and Planned 
Development at the particular location requested are necessary and desirable to provide a service or 
a facility which is in the interest of public convenience and that will contribute to the general welfare 
of the neighborhood or community, subject to condition that the use only be allowed on a temporary 
basis.  The Village made similar findings last year when it approved a temporary outdoor vehicle 
storage use on the 23.53-acre property owned by Plote located just to the north at 8525 S. Route 31.  
Therefore, if the Planning and Zoning Commission recommends approval of the conditional uses, 
staff suggests that the recommendation include conditions similar to those for the property at 8525 
S. Route 31, as listed below: 

• The requested conditional uses shall be initially approved for a period not to exceed ten 
years, and the approval shall automatically be void after ten years.  However, upon the 
written request by the applicant, the President and Board of Trustees may approve additional 
five-year extensions of the uses without the need for additional public hearings. 

• One year after operable public water lines and public sanitary sewer lines are installed within 
100 feet of the boundaries of the subject property, the conditional use approval shall 
automatically be void, and all outdoor storage shall be removed from the entirety of the 
property within that one-year period. 
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• The temporary outdoor storage of semi-trucks and semi-trailers shall be the principal use of 
the property, and the outdoor storage of any other vehicles shall not cover more than 50 
percent of the area of the approved storage areas.  

Next, staff has reviewed whether the proposed uses will be detrimental to the health, safety, morals 
or general welfare of persons residing or working in the vicinity, or injurious to property values or 
improvements in the vicinity.  The nearest occupied residential property is a farm homestead located 
on the east side of Route 31 direct east of the property.  While trucks and trailers currently stored on 
the property are visible from the residence, the view is softened by an existing hedgerow along the 
front of the property, and the noise of traffic on Route 31 is louder than any anticipated noise from 
vehicles operating on the subject property.  Therefore, staff finds that the proposed vehicle storage 
use is not likely to be detrimental to the welfare of people residing in this home.  Otherwise, the 
next-nearest residences are located over 2000 feet away to the south and such residences would not 
be affected by the propose use.  The properties directly to the north include an asphalt shingle 
recycling plant that involves regular truck traffic, a truck storage area that was approved by the 
Village at the same time as the shingle facility, and small automotive repair businesses.  Workers at 
those facilities would be accustomed to seeing regular truck traffic similar to the trucks that would 
be stored on the subject property.  The Crystal Lake Park District Racket Club is located directly to 
the south of the proposed storage area, but the storage use is screened from view by an existing 
dense row of trees and vegetation.  Therefore, staff generally finds that the outdoor storage of empty 
semi-trucks and semi-trailers on the subject property would not be detrimental to the welfare of 
persons working in the adjacent areas.  However, based on feedback received during the public 
hearing for the similar truck parking facility approved at 8525 S. Route 31, staff notes that some 
potential items to be stored on the property may have the potential to be detrimental to health and 
safety or injurious to property values.  Specifically, since there will be no manned building on site 
and the driving surface is proposed to be a mixture of asphalt grindings and broken concrete without 
pavement striping, the storage may take place in a somewhat haphazard manner and lead to the 
potential for more accidents.  Therefore, to mitigate the potential for the spilling of large quantities 
of hazardous materials, staff recommends that any approval of the uses be subject to the condition 
that fuel storage tanks and fueling pumps be prohibited on the property.  Also, staff recommends 
the condition that no vehicles used to transport fuels or other hazard materials may be stored on the 
property. 

Additionally, the Police Department has documented significant criminal activity that has taken 
place on the property over many months, and this activity would be detrimental to the safety and 
general welfare of the public if allowed to continue unchecked.  The property owner has committed 
to monitor the site more closely than in the past, and requests for service from the Police have 
decreased since the filing of the subject zoning applications.  Regardless, if the Planning and Zoning 
Commission recommends approval of the conditional uses, staff recommends that the approval 
include several additional conditions to discourage such activity, as detailed below. 

In the last 12 months the Police Department has reported eight incidents of burglary from trucks and 
theft of trucks on the property.  In many of these incidents, parts from trucks were stolen. Upon 
recent visits to the property, staff witnessed several crews performing what appeared to be large 
repairs to trucks and trailers.  As the site is open to access by the public, there is no easy way to know 
if the repair work was authorized by the owners of the vehicles.  Further, vehicle repair is likely to 
cause additional noise not associated with simple vehicle storage, and may also result in the spilling 
of vehicle fluids.  Therefore, staff recommends a condition that the repairing and servicing of 
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vehicles and trailers be prohibited on the subject property.  Staff notes that there are several existing 
truck repair businesses in brick-and-mortar buildings within Lake in the Hills, and vehicles needing 
repair can be driven or towed to those legitimate businesses. 

At an incident in April the Police Department was called to the property to investigate a strong foul 
odor.  The Police found a trailer full of rotting chicken meat, which would certainly be detrimental 
to the health and general welfare of persons residing or working in the vicinity.  While this particular 
situation might be unusual, the storage of other items within trailers may also cause noxious odors.  
For example, landscape waste such as grass clippings and mulch piles tend to cause offensive odors 
if they are store for any period of time.  Therefore, if the Planning and Zoning Commission 
recommends approval of the conditional uses, staff suggests that the recommendation include the 
following conditions: 

• All trailers and vehicles with storage compartments must be empty while stored on the 
property. 

• The dumping of landscape waste or other waste shall be prohibited on the property, and the 
bulk storage of mulch shall be prohibited.  

While the property owner would ultimately be responsible for complying with all conditions of 
approval, staff notes that the owner is not likely to visit the property on a daily basis and from a 
practical standpoint the tenants may experience a lot of freedom to decide what specific vehicles and 
materials are stored on the property.  In order to assist the Village in enforcing compliance with the 
above conditions, staff finds that it would be helpful for the Village to have contact info available for 
all of the tenants.  Therefore, if the Planning and Zoning Commission recommends approval of the 
conditional uses, staff suggests that the recommendation include the condition that all tenants on 
the property must register with the Village in accordance with the business regulations in Chapter 
32 of the Municipal Code, unless the tenant already has a valid business registration for a location 
elsewhere in the Village. 

Third, staff has reviewed whether the establishment of the outdoor storage use will impede the 
normal and orderly development and improvement of the surrounding property for uses permitted 
in the district.  The property is within the M-1 Limited Manufacturing zoning district, and the 
surrounding properties to the north and west are also in the M-1 zoning district.  Staff finds that the 
proposed storage use would not impede the development of other industrial uses on the adjacent 
properties.  Due to the existing tree line and vegetation along the southern and eastern lot lines, and 
due to the proposed additional landscaped berm along Route 31, the proposed use is likely to have 
only a minimal impact on the development of properties to the east across Route 31.  The property 
to the south is already fully developed with the Crystal Lake Park District Racket Club.  Therefore, 
staff finds that the establishment of the proposed temporary uses will not impede the normal and 
orderly development and improvement of the surrounding property. 

In the review of the extent to which the conditional uses are harmonious and compatible with the 
goals and objectives of the Village’s comprehensive planning documents, staff notes that the future 
land use map calls for commercial development on all properties in the Village along both sides of 
Route 31.  Those commercial uses are anticipated to happen after public water and sanitary sewer 
service becomes available.  The proposed outdoor storage use is industrial in nature, and staff finds 
that the proposed industrial use would not be compatible with the goals and objectives of the 
Village’s comprehensive plan on a permanent basis.  However, staff finds that the proposed uses 
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would not interfere with the goals of the plan if they were only allowed on a temporary basis subject 
to the conditions noted above. 

Next, staff has considered the amount of traffic congestion or hazards, if any, that may occur as a 
result of the proposed conditional uses, as well as the extent and adequacy of pedestrian and 
vehicular access and circulation.  As noted on the submitted application forms, tenants of the vehicle 
storage area will access the site from one existing vehicular access drive from Route 31, and the drive 
includes a permanent asphalt paving area that provides enough space for semi-trucks and trailers 
to stop without blocking traffic. Staff notes that the applicant has submitted a one-page statement 
from their design engineer that summarizes the existing conditions and the previous IDOT approval 
for the driveway.  The Village’s engineering consultant has reviewed the submitted traffic report 
and found that it does not include any analyses of existing, no-build, and proposed conditions, and 
recommends that a formal Traffic Impact Study be submitted for review that describe the impact the 
proposed redevelopment would have on adjacent roadways at full capacity.  Therefore, if the 
Planning and Zoning Commission recommends approval of the conditional uses, staff suggests that 
the recommendation include the condition that a formal traffic impact study must be submitted to 
the Village and be revised as needed to comply with the all of the Village’s engineering consultant’s 
review comments prior to consideration of the proposed uses by the Board of Trustees. 

Regarding the adequacy of pedestrian access, staff notes that no pedestrian improvements are 
proposed.  When this area develops with commercial uses in the future, it will be important to 
provide sidewalk along the entire length of the frontage along Route 31 and to provide pedestrian 
connections between that sidewalk and the future developments.  However, staff notes that 
pedestrian improvements would not be necessary for the temporary outdoor storage of vehicles as 
noted above. 

In review of the extent that the conditional uses can be adequately served by essential public facilities 
and services and private utilities, the submitted application states that public utilities are not 
necessary for the proposed outdoor storage.  Certainly, as no buildings are proposed to be 
constructed, sewer and water service is not needed.  The proposed use is only for storage, which 
means that the tenants should only be visiting the site to drop off or pick up vehicles, and not 
working on the site for long periods of time.  The applicant has not requested approval to allow 
outdoor repair of vehicles and staff has recommended that such repair work be prohibited, so there 
should not regularly be mechanics working on site.  Therefore, staff finds that there is no need for 
bathroom facilities on site, and no need for sewer and water services.  Further, staff notes that electric 
utility lines run along the east side of Route 31 across the front of the subject property, so electricity 
is available to power the lighting shown on the submitted plans. 

Finally, staff has examined whether the proposed uses will comply with the regulations and 
conditions specified in the Zoning Code for such uses.  The Zoning Code allows a maximum of ten 
percent of the areas in the M-1 or M-2 Manufacturing Districts used strictly for the outdoor storage 
of vehicles to be treated with gravel, ground asphalt, crushed limestone or other material as 
approved by the Community Development Department.  However, the applicant has proposed to 
cover 100 percent of the surface of the storage areas with a composition of recycled asphalt and 
concrete pavements blended with recycled asphalt shingles.  The applicant has requested approval 
through the Planned Development to allow the granting of an exception from the above code 
requirement.  All of the specifics regarding this code exception are analyzed towards the end of this 
report in the section regarding the development plan for the Planned Development.  If the Planning 



PZC Staff Report, Page 7 of 12 

and Zoning Commission recommends approval of the development plan, then staff would find that 
the proposed use would comply with the regulations and conditions specified in the Zoning Code 
for such uses. 

Findings – Summary, Conditional Uses 

Based on the analysis noted above, staff offers draft findings that support the approval of the 
requested conditional uses on a temporary basis. The Planning and Zoning Commission’s decision 
must be consistent with the findings, otherwise the commissioners should deliberate new findings 
at the public hearing. 

Findings – Detail, Conditional Uses 

The commissioners shall arrive at findings relevant to the conditional use requests.  There are seven 
review factors listed in the Zoning Code that need to be addressed by the applicant.  Below are the 
seven criteria and staff findings for each based on the applications: 
 
1. The Planning and Zoning Commission may recommend and the Board of Trustees shall find that 

the proposed use at the particular location requested is necessary or desirable to provide a 
service or a facility which is in the interest of public convenience and will contribute to the 
general welfare of the neighborhood or community: The requested conditional uses on the property 
at 8907 S. Route 31 are necessary or desirable only on a temporary basis to provide a service or a facility 
which is in the interest of public convenience and will contribute to the general welfare of the neighborhood 
or community, subject to the conditions: that the requested conditional uses shall be initially approved for 
a period not to exceed ten years and the approval shall automatically be void after five years, and upon the 
written request by the applicant the President and Board of Trustees may approve additional five-year 
extensions of the uses without the need for additional public hearings; that one year after operable public 
water lines and public sanitary sewer lines are installed within 100 feet of the boundaries of the subject 
property, the conditional use approval shall automatically be void, and all outdoor storage shall be removed 
from the entirety of the property within that one-year period; and, that the temporary outdoor storage of 
semi-trucks and semi-trailers shall be the principal use of the property, and the outdoor storage of any 
other vehicles shall not cover more than 50 percent of the approved storage areas on the property. 

 
2. The Planning and Zoning Commission may recommend and the Board of Trustees shall find that 

the proposed use will not, under the circumstances of the particular case, be detrimental to the 
health, safety, morals or general welfare of persons residing or working in the vicinity, or 
injurious to property values or improvements in the vicinity: If allowed only on a temporary basis, 
the requested conditional uses will not be detrimental to the health, safety, morals or general welfare of 
persons residing or working in the vicinity, or injurious to property values or improvements in the 
vicinity, in that the proposed outdoor storage use is similar in nature to the existing industrial business 
taking place on the adjacent properties to the north and west, that the proposed use will include landscaped 
screening along Route 31 to the east and will preserve existing vegetative screening along the eastern and 
southern lot lines, subject to the conditions that: fuel storage tanks and fueling pumps shall be prohibited 
on the subject property; any vehicles used to transport fuels or other hazardous materials shall be prohibited 
from being stored on the property; the repairing and servicing of vehicles and trailers shall be prohibited 
on the subject property; all trailers and vehicles with storage compartments must be empty while stored 
on the property; the dumping of landscape waste or other waste shall be prohibited on the subject property; 
the bulk storage of mulch shall be prohibited on the subject property; all vehicles used for landscaping 
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purposes must be empty while stored on the subject property; and, all tenants on the property must register 
with the Village in accordance with the business regulations in Chapter 32 of the Municipal Code. 

 
3. The Planning and Zoning Commission may recommend and the Board of Trustees shall find that 

the establishment of the conditional use will not impede the normal and orderly development 
and improvement of the surrounding property for uses permitted in the district: The requested 
conditional uses will not impede the normal and orderly development and improvement of surrounding 
properties for uses permitted in the district in that the temporary industrial use is adjacent to similar 
industrial uses to the north and west, in that a landscaped berm and preserved vegetation along the west 
side of Route 31 will mitigate potential impacts to the properties on the east side of Route 31, and in that 
preserved vegetation along the southern lot line will mitigate potential impacts to the existing park district 
racket club on the property to the south. 

 
4. The Planning and Zoning Commission and the Board of Trustees shall consider the extent to 

which the conditional use is harmonious and compatible with the goals and objectives of the 
Village’s comprehensive planning documents: The requested conditional uses would not be 
harmonious and compatible with the goals and objectives of the Village’s comprehensive planning 
documents on a permanent basis in that the proposes uses are industrial in nature and the Future Land 
Use Map calls for commercial development on the subject property, but the proposed uses would not 
interfere with the goals of the comprehensive plan if they were only allowed on a temporary basis subject 
to certain conditions to ensure that the proposed uses are required to be removed in the future when 
appropriate. 

 
5. The Planning and Zoning Commission and the Board of Trustees shall consider the amount of 

traffic congestion or hazards, if any, that may occur as a result of the conditional use, as well as 
the extent and adequacy of pedestrian and vehicular access and circulation: The requested 
conditional uses are likely to include adequate measures so designed as to minimize traffic congestion, 
subject to the condition that a formal traffic impact study must be submitted to the Village and be revised 
as needed to comply with the all of the Village’s engineering consultant’s review comments prior to 
consideration of the proposed uses by the Board of Trustees.  The requested conditional uses would not 
include adequate pedestrian access and circulation on a permanent basis, but lack of pedestrian access is 
sufficient for the proposed temporary outdoor storage uses subject to certain conditions to ensure that the 
proposed uses are required to be removed in the future when appropriate. 

 
6. The Planning and Zoning Commission and the Board of Trustees shall consider the extent that 

the conditional use can be adequately served by essential public facilities and services, and by 
private utilities: The requested temporary conditional uses do not require public water and sanitary sewer 
facilities and services, and the property is adequately served by private electrical utility service. 

 
7. The Planning and Zoning Commission may recommend and the Board of Trustees shall find that 

the proposed use will comply with the regulations and conditions specified in this Zoning Code 
for such use, and with the stipulations and conditions made a part of the authorization granted 
by the Board of Trustees: The requested conditional uses will comply with the applicable regulations for 
outdoor storage in the district, subject to compliance with all of the recommended conditions and subject 
to the granting of exceptions from the Zoning Code through a Planned Development. 
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Analysis – Development Plan 

The applicant has submitted engineering drawings along with landscaping plans to demonstrate the 
proposed design.  As noted above, the property was previously used as a sand and gravel quarry, 
and the owner is currently filling the property with Clean Construction or Demolition Debris 
(CCDD).  The oldest fill materials have been placed at the eastern end of the property near Route 31, 
and additional fill materials continue to be placed such that the ground level is raised up to grade 
moving from east to west.  The submitted plans call for a rectangular “truck parking area” of 
approximately 12.2 acres.  The area is not dimensioned on the plans, but appears to measure 
approximately 880 feet wide from north to south, and approximately 700 feet long from east to west.  
This 880-foot by 700-foot storage area is set back approximately 185 feet from the eastern lot line 
along Route 31, and is set back approximately 90 feet from the southern lot line adjacent to the 
Crystal Lake Park District Racket Club property.  In the existing condition, the eastern 
approximately 250 feet of the 880-foot by 700-foot storage area has already been filled and covered 
with a surface of asphalt grindings and broken concrete, and is already being leased for truck and 
trailer storage.  Vehicles access the storage area by driving along an existing east-west driveway 
along the northern property line that was constructed about ten years ago to accommodate the 
recycled asphalt shingle plant and the CCDD fill operations.  The submitted plans show the 
proposed grading for the 12.2-acre storage area, which include the construction of a stormwater 
detention basin at the southwest corner of the storage area. 

The proposed design, including the stormwater management design, has been reviewed by the 
Village’s engineering consultant, Baxter & Woodman.  The engineering review letter is attached to 
this report for review, which includes a list of 15 comments that need to be addressed before the 
Development Plan can be approved.  While some of the comments address minor details, the 
stormwater management design requires significant additional details, and the landscape berm at 
the northeast corner of the property may need IDOT approval due to its proximity to Route 31.  Staff 
finds that all of the review items must be addressed.  Therefore, if the Planning and Zoning 
Commission recommends approval of the development plan, staff suggests that the 
recommendation include the condition that the engineering plans must be revised to comply with 
the all of the Village’s engineering consultant’s review comments prior to consideration of the 
proposed uses by the Board of Trustees. 

The submitted plans show eight light poles to be installed on the site, with a row of four light poles 
along the eastern edge of the storage area, and a second row of four light poles to the west of the 
existing westernmost row of trucks.  The submitted photometric plan demonstrates that the 
proposed lighting levels will comply with the code requirements, and appears to show that 
necessary illumination will be provide for the existing vehicles stored on the property.   However, 
the applicant has not provided any details about the lighting for the remaining portions of the 12.2-
acre storage area to the west of the existing storage.  Therefore, if the Planning and Zoning 
Commission recommends approval of the development plan, staff suggests that the 
recommendation include the condition that the applicant must submit photometric site plans to 
demonstrate the proposed lighting for the full extent of the requested outdoor storage area prior to 
consideration of the proposed uses by the Board of Trustees. 

In accordance with Section 25.4 of the Zoning Code, the Village may authorize exceptions to the 
applicable bulk regulations of the Zoning Code within the boundaries of the subject property as part 
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of the Planned Development.  The proposed design would require the approval of several code 
exceptions, as detailed below. 

Along the southern property line adjacent to Crystal Lake Park District Racket Club, and along the 
front (eastern) property line adjacent to Route 31, the plans call for preservation of existing rows of 
trees and brush to screen the view of the storage area.  Sections 26.7 of the Zoning Code requires 
landscape screening along these lot lines with a specific number of overstory trees, understory trees, 
evergreen trees, and shrubs (large and small) per every 100 lineal feet.  Therefore, the development 
requires approval of an exception from Sections 26.7 to allow the existing preserved vegetation to 
meet the requirement for landscape screening along the south side lot line and the front lot line.  Staff 
supports this request, as the existing landscape is dense and provides substantial screening. 

There is an existing gap in the landscaping at the northeast corner of the site, and the plans show the 
installation of a landscaped berm to fill in the screening.  The landscaping on the berm generally 
complies with the intent of the screening requirements in Sections 26.4-2 & Table 26.5 of the Zoning 
Code, but does not match the specific number of required understory trees and shrubs.  Instead, the 
plan includes a much larger number of evergreen trees.  Therefore, the development requires 
approval of an exception from Sections 26.4-2 & Table 26.5 to reduce the required number of 
understory trees and shrubs along Route 31 in exchange for an increase number of evergreen trees.  
Staff recommends the approval of the exception. 

Per Section 18.2-7 of the Zoning Code, areas in the M-1 Manufacturing District used strictly for the 
outdoor storage of equipment or vehicles that are treated with ground asphalt or concrete must not 
exceed ten percent of the total storage area.  The development requires approval of an exception to 
increase the percentage of ground asphalt and broken concrete from ten percent to 100 percent of 
the 12.2-acre storage area.  Staff finds the proposed surface is certainly strong enough to support the 
weight of semi-trucks if they are properly installed with the correct thickness, but it has been the 
Village’s experience that they cause dust issues similar to gravel pavements.  Therefore, staff finds 
that covering 100 percent of the storage area with asphalt grindings would not be appropriate on a 
permanent basis, as the dust would interfere with the future development of commercial properties 
in the vicinity.  However, staff recommends the approval of the exception subject to the conditions 
noted above that the use be temporary in duration. 

 
ATTACHMENTS 

1. Exhibits 
2. Applications and Narrative 
3. Engineering review letter 
4. Engineering plans 
5. Landscape plans 
6. Photometric plan 
7. Traffic letter 

 

RECOMMENDED ACTION 

Staff recommends that the Planning and Zoning Commission (PZC) review, deliberate, and make 
the following motion: 
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A motion to recommend approval of the requested Conditional Use Permit to allow outdoor storage 
of vehicles as a principal use, approval of the requested Conditional Use Permit to allow a Planned 
Development, and approval of the requested development plan, all on the property at 8907 S. Route 
31, per the findings in the staff report dated July 15, 2024, and subject to the 13 conditions and with 
the granting of the three exceptions noted in the staff report dated July 15, 2024. 
 
Staff recommends that the approvals noted above be subject to compliance with the following 13 
conditions: 

1. The requested conditional uses shall be initially approved for a period not to exceed ten 
years, and the approval shall automatically be void after ten years.  However, upon the 
written request by the applicant, the President and Board of Trustees may approve additional 
five-year extensions of the uses without the need for additional public hearings. 

2. One year after operable public water lines and public sanitary sewer lines are installed within 
100 feet of the boundaries of the subject property, the conditional use approval shall 
automatically be void, and all outdoor storage shall be removed from the entirety of the 
property within that one-year period. 

3. The temporary outdoor storage of semi-trucks and semi-trailers shall be the principal use of 
the property, and the outdoor storage of any other vehicles shall not cover more than 50 
percent of the approved storage areas on the property. 

4. Fuel storage tanks and fueling pumps shall be prohibited on the subject property. 

5. Any vehicles used to transport fuels or other hazardous materials shall be prohibited from 
being stored on the property. 

6. The repairing and servicing of vehicles and trailers shall be prohibited on the subject 
property. 

7. All trailers and vehicles with storage compartments must be empty while stored on the 
property. 

8. The dumping of landscape waste or other waste shall be prohibited on the subject property. 

9. The bulk storage of mulch shall be prohibited on the subject property. 

10. All tenants on the property must register with the Village in accordance with the business 
regulations in Chapter 32 of the Municipal Code, unless the tenant already has a valid 
business registration for a location elsewhere in the Village. 

11. A formal traffic impact study must be submitted to the Village and be revised as needed to 
comply with the all of the Village’s engineering consultant’s review comments prior to 
consideration of the proposed uses by the Board of Trustees. 

12. Final engineering plans shall be submitted to the Village for review and must be revised to 
comply with the all of the Village’s engineering consultant’s review comments prior to 
consideration of the proposed uses by the Board of Trustees. 

13. The applicant must submit photometric site plans to demonstrate the proposed lighting for 
the full extent of the requested outdoor storage area prior to consideration of the proposed 
uses by the Board of Trustees. 
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Staff recommends that the approval of the requested conditional use for a Planned Development 
include the granting of the following exceptions from the applicable bulk regulations of the Zoning 
Code: 
 

1. Exceptions from Sections 26.4-2 & Table 26.5 of the Zoning Code to reduce the required 
number of understory trees and shrubs along Route 31 in exchange for an increase number 
of evergreen trees. 

2. An exception from Sections 26.7 of the Zoning Code to eliminate the required landscape 
screening along the north side lot line and rear lot line, and to allow existing preserved 
vegetation to meet the requirement for landscape screening along the south side lot line and 
the front lot line. 

3. An exception from Section 18.2-7 of the Zoning Code to allow the percentage of ground 
asphalt / broken concrete to exceed ten percent of the storage area.   



   

 

Conditional Uses and Development Plan 
for the Outdoor Storage of Vehicles 
at 8907 S. IL Route 31 
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July 9, 2024 
 
Mr. John Svalenka 
Director of Community Development 
Village of Lake in the Hills 
600 Harvest Gate 
Lake in the Hills, IL 60156 
 
Subject: Village of Lake in the Hills – Bluff City Vehicle Storage Plan Review 
 
Dear Mr. Svalenka: 
 
In accordance with the Village of Lake in the Hills request, we have completed a review of 
the following documents for the Bluff City Vehicle Storage to be located at 8907 S Route 31:  

• (240617-Plan Set.pdf), Final Engineering Plans prepared by Steven R. Kaminski, P.E. 
of Mackie Consultants, LLC dated June 17, 2024; 

• (Berm Grading Exhibit, Preliminary landscaping, dated 05312024.pdf), Berm Grading 
Exhibit, prepared by Bluff City Materials, Inc., dated May, 31, 2024; 

• (Development Plan and Schedule.pdf), Proposed Development Plans & Progress 
Schedule narrative, prepared by Bluff City Materials, Inc., dated May 31, 2024; 

• (Preliminary Stormwater Report, dated 05312024.pdf), Preliminary Stormwater 
Report, prepared by Steven R. Kaminski, P.E. of Mackie Consultants, LLC dated May 
31, 2024; 

• (Project overview narrative.pdf), narrative Overview of Bluff City Materials Lake In 
The Hills Mining and Reclamation Operation, prepared by Bluff City Materials, dated 
May 31, 2024; 

• (Stormwater Permit Application, with owner signature scan.pdf), Stormwater 
Management Permit Application, prepared by Steven R. Kaminski, P.E. of Mackie 
Consultants, LLC dated June 14, 2024; 

• (Traffic report, dated 05312024.pdf), IL Route 31 traffic data prepared by Steven R. 
Kaminski, P.E. of Mackie Consultants, LLC dated May 31, 2024 and a copy of IDOT 
permit, dated September 25, 2024 for existing truck entrance; and 

• (Zoning application, partial), Lake In The Hills Planning & Zoning Application. 

Our review is to determine compliance with Village ordinances and good engineering design 
practices. The submittal is preliminary in nature, for purposes of a Zoning Application.  
Detailed plans, specification and reports will be needed for plan and permit approval.  We 
have the following comments and recommendations: 
 
General 

1. Per Chapter 18, section 2.7 of the Village Zoning Ordinance, the parking surface of 
areas for the outdoor storage of vehicles may consist of asphalt grindings with the 
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approval of the Community Development Department.  However, the same section 
says that such areas shall not exceed 10% of the total site area and shall not be located 
in a front yard.  Further, the vehicle storage area of 12.2 acres described in the Project 
Overview Narrative, must be clearly shown and labeled on the plans.  

Engineering Plans 

2. We recommend that the plans include an exhibit showing the boundary limits of the 
entire 40.7 acres and the location of the 14.2 acres that encompass the truck storage 
development project within the entire site.  

3. The final plans should include additional dimensions and spot elevations suitable for 
construction. 

4. We recommend the engineer review the specifications listed on plan Sheet-6 and 
remove those that do not apply to this project (e.g. clay embankment for stormwater 
storage areas, pavement construction, sanitary sewer, water main, etc.). 

5. The detention basin overflow location and elevation should be labeled on the plan. An 
overflow detail and cross-section should be included as well. 

6. The west limit of topsoil placement, as labeled on Detention Basin detail (6” Topsoil), 
should be shown on the plan. 

7. The Outlet Control Structure Detail shown on plan Sheet-5 should be reviewed. The 
plan view shows three pipe connections to the structure whereas plan Sheets 2 & 3 
show only two pipe connections. Also, the frame elevation is 0.50’ above proposed 
grade on all sheets. 

8. The McHenry County Standard Soil Erosion and Sediment Control Notes should be 
included in the plans. 

The Berm Grading Exhibit 

9.  The exhibit depicts a landscaped berm near the northeast corner of the property.  
Trees and other landscape plantings should be identified by species, size and 
quantity. 

10. The exhibit shows more than six feet of fill adjacent to Route 31 right of way.  Per 
State Statutes, if the toe of berm is within 20’ of the right of way, the highway 
jurisdiction must approve.  Therefore, IDOT approval is required. 

Stormwater Report 

11. The preliminary stormwater report states that Appendix 6 was used to estimate 
required detention volumes.  We take no exception with this for preliminary 
estimating purposes. However, the SMO clearly states that the nomograph is only 
applicable for tributary areas of less than 10 acres.  An alternate method will be 
required for final permit submittal.  The applicant should also be reminded that 
Appendix 6 has not been updated to incorporate Bulletin 75 rainfall data. 



 

John Svalenka July 9, 2024 
Village of Lake in the Hills Page 3 
 

12. The preliminary stormwater report describes the 100-year detention volume 
requirement of 7.11 acre-feet with the proposed detention pond providing 5.12 acre-
feet, and the deficit of 1.99 acre-feet being provided in the existing mine lake to the 
west.  Since the estimated volume requirement is based on Appendix 6 which uses 
Bulletin 70 rainfall data, the actual required volume may be 30% higher and thus a 
greater percentage of detention would be provided ‘offsite’.  However, the mine lake 
to the west is being filled in as part of the mine reclamation process.  There must be a 
mechanism that allocates the rights to this additional required detention volume (the 
preliminary estimate of which is 1.99 acre-feet) to the parcel that is the subject of this 
development and prevents the lake from being completely filled. 

13. A Maintenance Plan is required, per §17.60.050.E.3.j of the Stormwater Management 
Ordinance.  The Maintenance Plan must meet the requirements as defined in 
Appendix 12 of the SMO. 

Traffic Report 

14. The Traffic Report provides existing conditions, but no analyses of existing, no-build, 
and proposed conditions.  A Traffic Impact Study should describe the impact the 
proposed redevelopment would have on adjacent roadways.  Therefore, a Traffic 
Impact Study should be provided. 

15. The 9/17/2014 IDOT permit states that a new commercial access permit shall be 
required if in the future, the sites served by this access ever commercially redevelop. 
Therefore, the applicant should contact IDOT to confirm whether the permit remains 
valid.  Copies of approvals or confirmation from IDOT should be provided to the 
Village. 

This review does not include any additional comments or issues that may be raised by other 
Village departments or reviewing entities. The Owner and design engineers are not relieved 
of any responsibility for the correctness of the existing field conditions and the design of the 
project improvements because of our review and the subsequent approval of the plans and 
specifications by the Village. 

If you have any questions or need additional information, please contact me at (815) 444-
3313 or kbaumann@baxterwoodman.com. 
 
Sincerely, 
 
BAXTER & WOODMAN, INC. 
CONSULTING ENGINEERS 
 

 
Kurt M. Baumann, P.E. 
 
P:\LITHV\2326449-General Engineering\01-Plan Reviews\005-Bluff City Vehicle Storage (Z090959)\2024-07-09 Bluff City Vehicle Storage Letter by B&W.docx 
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