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collector road that is controlled by the village. The developer is currently proposing one
right-in right-out access along Rand Road to serve as the vehicular entrance for cars and
other domestic vehicles to access the gas station and car wash. The developer is proposing
three access points along Old Rand Road, two of which are proposed to serve as ingress and
egress for truck traffic to access the truck fueling pumps. The third will provide access to the
gas station and is designed as a full access. The residential component on the property is
conceptually designed with two access points from Old Rand Road.

3. Traffic and Street Improvements: At this time, the developer has not proposed any street
improvements particularly on Old Rand Road to accommodate the truck traffic that will need
10 use the approximately 480 feet of the street to access the ingress drive to the truck fueling
pumps. The developer has conducted a traffic study that recommends the following

improvements:
a. A right tumn lane on Rand Road leading to the proposed right-in right-out access to the
property

b. Widening Old Rand Road to provide eastbound left-turn lanes providing access to the
truck fueling drive lanes

c. Old Rand Road currently has a 5-ton weight limit. This weight-limit will need to be
eliminated to accommodate truck traffic for the approximately 480 feet of Old Rand
Road.

4. Gas Station Area: The gas station is designed on a lot that is greater than 3 acres in land
area. A land area of 3-acres or more enables the site to be developed as a licensed truck-stop
facility with the proposed gas station. A “licensed truck stop establishment” by state statute
is one that is:

a. At least a 3-acre facility with a convenience store

b. Designed with separate diesel islands for fueling commercial motor vehicles

c. Sells or is projected to sell at retail more than 10,000 gallons of diesel or biodiesel fuel
per month, and

d. Designed with parking spaces for commercial motor vehicles. A large portion of the
truck fueling area is proposed to be dedicated to truck access drive lanes approximately
40 feet wide on the ingress lanes and 57 feet wide a the fueling pumps. The ingress drive
lane at approximately 350 feet in length could potentially serve this function.

Further, by state statute, designation as a licensed truck stop also provides the operator of the
facility the opportunity to establish 24-hour video-gaming machines on the premises.

5. Wetland and Stormwater Management: The property currently contains wetland areas
along the northerly, central and easterly portion, The developer is proposing the preservation
of the northerly wetland area along with a wetland buffer. However, the remaining wetlands
are exempt wetlands and may be removed to allow for the development of the property.

6. Tree Removal: the development contemplates the removal of most trees on the property
with exception of those that are located within the northerly wetland and its buffer. However,
the development contemplates a landscape plan that will include new trees and shrubs
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installed throughout the property with additional screening between the commercial and
residential components.

7. Zoning Relief Requested: The developer will need to request the following zoning relief
and approval to be able to develop the property in the manner that is currently proposed:
a. Zoning Map Amendment from B-1 to B-3 of the westerly commercial component and R-
4 to R-6 of the easterly residential component. It should be noted that the properties to
the east and south of the subject property are zoned R-6. This issue was also highlighted
at the September 2015 courtesy review.
b. Special Use Permits to allow for the establishment of the Motor Vehicle Service Station
and Car Wash
Site Plan Approval
Exterior Appearance Review
e. Planned Development (PUD) based on the cwrrently identified exceptions from the land
development code

Ao

Recommendation:

Even though an application has been submitted for consideration by the Planning and Zoning
Commission, the developer and staff seck to understand the Village Board’s preferences towards
the proposed land uses and site configuration in order to address potential issues moving
forward.

Staff therefore recommends that the Village Board provide feedback and highlight any further
areas of concern to the developer on the above listed issues.

Next Steps

Based on feedback received from the Village Board, the developer has currently indicated that
they wish to move forward with the Development Plan to the Planning and Zoning Commission
at the January 18, 2017 public hearing.

Following a recommendation from the Commission, the proposal will be brought before the
Village Board for final consideration and approval of an ordinance.

Respectfully Submitted,

:]

ﬂ-u-ﬂ_’/.

Sarosh Saher, AICP
Community Development Director

w/ Attachments:
1. Letter dated December 12, 2016, from Rick Claes requesting Courtesy Review
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2. Statement of Purpose contained within letter dated December 15, 2016 from Mike
MacKinnon
3. Development Plan exhibits prepared by Kimley Homn.
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this fuel center simply fuel the commercial vehicles, allow them to grab a drink, and return on their path. This is
Thorntons standard convenience store configuration with the addition of rear doors.

The car wash will well complement the convenience store and fuel center, and will serve as an amenity to the nearby
residents. It will include the latest car wash equipment and building design. There are three stacking lanes and pay
stations before forming a single line to enter the building. The cars will exit on the west building elevation towards Route
12. Nine vacuum cleaning stations are provided south of the building,

The townhome development will Include 58 three bedroom units ranging from 1,500 to 2,000 square feet. They will be
developed to comparable architectural standards as the townhome development to the east The proposed park,
detention pond in the center of this development, and the existing wettand area will serve as an outdoor amenity for
these residents.

We believe the requested map amendment of the commercial property is consistent with the zoning of adjacent
properties along the Route 12 corridor. Except for a few properties near South Ofd Rand Road at Route 12 and a few
properties adjacent to the subject property, the properties are zoned B-3. The retail and office uses immediately
adjacent to the subject property that are currently zoned B-1 would also be permitted uses within the B-3 zoning district.
The proposed uses are harmonious with the existing commercial developments in the vicinity of the project.

The existing R-4 zoning for the eastern portion of the subject property is not consistent with the surrounding zoning
districts with commercial to the west, R-6 to the south and east, and single family R-1 to the north. Given its location
as a transitional property between commercial and other residential properties, we believe the R-6 zoning classification
is more appropriate. Per the Village's zoning ordinance, the R-6 zoning district ‘is intended to function principally as a
transition between single-family detached houses and other zoning districts.”

The property has three wetlands on the property, two of which are under the jurisdiction of Lake County. The northern
wetland is considered a high quality, and will not be impacted by the redevelopment of the property. This wetland has
a 100" buffer. Lake County's code provides that up to 20% of this buffer may be encroached upon by impervious
surfaces and structures; stormwater faciliies are altowed within the buffer area. The second wetland under Lake County
jurisdiction is a small, 0.08 acre low quality wetland in the southeast corner of the property. This wetland will be
mitigated as part of the development. There is also a manmade pond in the middle of the site that is exempt from the
Lake County stormwater ordinance.

The redevelopment of the site will improve the existing access points. There is a full access driveway on Old Rand
Road, just east of the Route 12 intersection, and there are two existing right-infright-out driveways on Route 12. The
Route 12 driveways will be replaced by a single right-in/right-out driveway 130" further north of the existing driveways.
On Old Rand Road, the automobile full access driveway for the retail properties will move 120' east further from the
Route 12 intersection. There will also be a dedicated commercial vehicle ingress and egress driveways along Old Rand
Road. The townhome development will be servicad by two full access driveways as shown on the site plan. The access
is sufficient to service the respective commercial and residential portions of the property. The alignment of the
commercial driveways should be well positioned to for the future development of the southeast corner of Route 12 and
0ld Rand Road. The residential driveway are spaced and sufficient to address the needs of this development.

Fue! centers and car washes are primarily re-circulators of traffic. Rather than generate significant incremental tiaffic,
these slores pull vehicles already passing by on the adjacent roads, which then continue on their path after refueling.
Generally, consumers prefer to refusl and obtain a car wash before or after their trip to work, school, or other shopping.

The redeveloped site will utilize high efficiency, environmentally friendly LED lighting. In addition to their low energy
usage, the LED lights are able to better direct light and do not spray light into the adjacent properties compared fo









CONCEPT PLANT SCHEDULE
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