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VILLAGE OF MONTGOMERY 
Plan Commission Meeting Agenda 

January 7, 2016 7:00 P.M.  
Village Hall Board Room  

200 N. River Street, Montgomery, IL 60538 
 

I. Call to Order 

II. Pledge of Allegiance 

III. Roll Call 
 

IV. Approval of the Minutes of November 5, 2015 
 

V. Public Comment Period 
 

VI. Items for Plan Commission Action 
 
a. 2016-001 Z Public Hearing and Consideration of the 2016 Official Zoning Map – Staff. 

 
b. 2016-004 FP Consideration of a Final Plat – Fuller’s Car Wash. 

 
c. 2016-005 SU Public Hearing and Consideration of a Special Use for Outdoor Storage to 

Include Alternative Surfaces Located at 900 Knell Road – ATMI Precast, Inc.   
 

VII. Community Development Update/New Business 
 

VIII. Next Meeting: February 4, 2016 
 

IX. Adjournment 











 

 
 
 
PC 2016-001 
PLAN COMMISSION ADVISORY REPORT 
 
To:  Chair Hammond and Members of the Plan Commission 
 
From:  Jerad Chipman, AICP 
  Senior Planner 
 
Date:  December 31, 2015 
 
Subject: 2016-001 Z 2016 Official Zoning Map Update and Annual Report 
_________________________________________________________________ 
 
Annually, the Village updates the Official Zoning Map to reflect zoning amendments and annexations during 
the previous year. 
 
In 2015, the Village took action on the following items that are reflected on the Zoning Map: 
 
Ordinance # Property Requested Action/Petitioner 
1651 350 US Route 30  9er’s Grill - Special Use for an 

Outdoor Café.   
1654 1266 Orchard Road Michels Corporation - Special 

Use for Outdoor Storage 
including Alternative Surfaces.  

1665 2231 Hagaman Lane Bethesda – Special Use for a 
Convalescent Nursing and Rest 
Home. 

1672 Ogden Hill Inland Multi-Tenant Building – 
Final Plat and Special Use for a 
Drive Through and Outdoor 
Cafes. 

1689 1900 Douglas Road – Settler’s 
Landing 

U-Haul – Rezoning and Special 
Use for Self-Service Storage 
Warehouse and Outdoor 
Storage.  

1700 1700 Jericho Road Aurora University – Special Use 
for a Planned Unit Development 
for a University Athletic 
Campus. 

1701 Blackberry Creek McVickers – Amendment to the 
Planned Unit Development 
Regarding Ground Signs.  
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Additionally, the Village approved Variances and Amendments to the Zoning Ordinance.  Those items are 
indicated in the table below, for informational purposes as they are not updated on the attached Zoning 
Map.   
 
Ordinance # Requested Action/Petitioner 
1650 Text Amendment to the Zoning Ordinance Regarding Outdoor Cafes in the 

B-3 District. 
1653 Text Amendment to the Zoning Ordinance Regarding Alternative Surfaces. 
1662 Text Amendment to the Zoning Ordinance Regarding Building Height in the 

Manufacturing Districts. 
1663 Final Plat for the Montgomery Business Center – Unit 1. 
1666 Text Amendment to the Zoning Ordinance Regarding Ground Signs. 
1688 Text Amendment to the Zoning Ordinance to Allow Self-Service Storage in 

the B-3 District. 
1702 Chiquita Food Market Sign Variance Located at 1525 Douglas Road 

 
Other items that the Village took action on include: 

• Approval of a preliminary site plan for United Sugars. 
• Approval of a building addition to Wolsfelt’s Prom Store. 
• Approval of a site plan for an office building at Illinois Industrial Lumber.   

 
Staff recommends approval of the 2016 Official Zoning Map. 
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2016-004 Fuller's Car Wash Final Plat Request



 

 
 
 
PC 2016-004 
PLAN COMMISSION ADVISORY REPORT 
 
To:  Chair Hammond and Members of the Plan Commission 
 
From:  Jerad Chipman, AICP 
  Senior Planner 
 
Date:  December 31, 2015 
 
Subject: Final Plat – Fuller’s Car Wash 
_________________________________________________________________ 
 
Fuller’s Car Wash is proposing to combine two lots in the Blackberry Creek Commercial Subdivision.  
The combination of the two lots contains the relocation of an existing easement around the proposed car 
wash building.   
 
EEI is in the process of reviewing the plat, and therefore, staff is recommending that the final plat approval 
is contingent of engineering review.  Due to this ongoing review, the attached plat is labeled “Preliminary”.    
 
Recommendation: 
Staff is recommending approval of the attached plat pending engineering review and approval. 
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2016-005 ATMI Precast, Inc. Special Use Request



 

 
 
 
PC 2016-005 
PLAN COMMISSION ADVISORY REPORT 
 
To:  Chair Hammond and Members of the Plan Commission 
 
From:  Jerad Chipman, AICP 
  Senior Planner 
 
Date:  December 31, 2015 
 
Subject: Outdoor Storage and Alternative Surfaces Located at 900 Knell Road - Special Use and 

Site Plan.  
_________________________________________________________________________ 
 
Petitioner:    ATMI Precast, Inc. 
    

 Location/Address:  900 Knell Road.  
  
Requests: Special Uses for Outdoor Storage and Alternative Surfaces. 

 
Current Zoning: M-1 Limited Manufacturing District 
 
Comprehensive Plan: Light Industrial/Business Park 
 
Surrounding Land Uses:  
 

Location  Adjacent Land Use Adjacent Zoning 
North  Commercial/Open Space R-6, B-2 and M-1 
East  Industrial M-1 and M-2 
South   Industrial M-1 
West Industrial M-1 

 
Background: 
The Petitioner is requesting approval of a special use for outdoor storage of precast concrete panels 
that are off-loaded by a large overhead crane, to include allowance of the operation taking place on a 
gravel surface.  The area is currently composed of a gravel surface and has an eight (8) foot high chain 
link fence with a green mesh material covering the fence to screen the site.  The Petitioner has recently 
been utilizing the area to store concrete panels on semi-trailers.  The Petitioner intends to intensify the 
use by unloading the panels and stacking them approximately fifteen (15) feet high.   
 
Conformance with the Comprehensive Plan: 
The proposed land use conforms to the Comprehensive Plan as it indicates that the location be utilized 
as Light Industrial/Business Park. 



Page 2 
(2016-005) ATMI Precast Outdoor Storage and Alternative Surfaces 

Special Use and Site Plan 
December 31, 2015 

 
 
 
Zoning: 
The property is zoned M-1 Limited Manufacturing District.  Outdoor storage and alternative surfaces 
are allowed as special uses in the M-1 District.  The Petitioner is requesting relief from the Zoning 
Ordinance in the form of a variance from the alternative surfaces setback from public right-of-ways.  
The variance is being processed through the subsequent Zoning Board of Appeals meeting.       
 
Plat: 
The Petitioner has submitted a plat that indicates the proposed location of the storage area.  That plat is 
attached.    
 
Bulk Standards: 
The building and parking setbacks applicable in the M-1 District have been met with the exception of the 
alternative surfaces setback from public right-of-ways.  A variance has been applied for in regards to the 
alternative surfaces setback.   
 
Parking: Number of Spaces, Handicap Spaces, Drive Aisles & Dimensions:   
The principal building on the property contains parking amenities.  The Parking Section of the Zoning 
Ordinance does not explicitly discuss parking requirements for outdoor storage areas, and it is assumed 
that employees will be able to park within the storage area or in the adjacent asphalt area to the north 
of the storage location.   

 
Landscaping/Screening: 
A landscape plan has been submitted and is attached to this report.  The plan indicates the installation of 
deciduous trees close to Route 31 to fulfill the street tree requirement of the Zoning Ordinance.  
Several clusters of mature trees exist closer to the storage area.  The clusters have left several gaps that 
the Petitioner intends to fill in with a staggered double row of conifer trees in order to screen the 
storage area from view.  In addition to the conifer trees, the Petitioner has indicated the installation of 
ornamental trees within the existing clusters of mature trees.  The ornamental trees will provide lower 
screening in the areas that the mature trees are too tall to effectively screen the storage area.   
 
The Zoning Ordinance requires an eight (8) foot tall wood privacy fence for outdoor storage uses.  An 
eight (8) foot tall chain link fence with a green fabric screen attached to it currently exists around the 
proposed storage area.  Due to the screening that the robust landscape plan will provide, staff 
recommends allowing the Petitioner to maintain the existing fence.  The green fabric screening that is 
attached to the fence is in need of maintenance, and should be fixed as soon as possible. 
 
Lighting: 
There is currently lighting located on the building.  The Petitioner does not intend to install additional 
lighting.  Any addition or alteration to the site lighting shall comply with the lighting standards in the 
Zoning Ordinance.   
 
Access: 
One (1) access point exists into the indicated storage area.  That access is located on Ashland Avenue, 
which is a dead end street that has light traffic volume. Therefore, adequate access to the site has been 
provided.    
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Special Use and Site Plan 
December 31, 2015 

 
 
The asphalt drive that leads into the storage area is in need of maintenance.  Patching the drive, or 
installing new asphalt shall be completed.  The transition between the asphalt drive and the storage area 
is uneven.  Staff recommends a more permanent transition be installed by cutting into the existing curb 
and grading down to the new elevation.   
 
Alternative Surfaces: 
The Petitioner is requesting use of an alternative surface.  They are proposing that the surface be 
composed of gravel.  There are two primary concerns with allowing a gravel surface, which are the 
creation of dust and tracking debris onto public streets.  These concerns prompted the greater setback 
from residential districts and public right-of-ways that will be discussed in the subsequent variance 
request.  In addition to the setback, staff recommends the following conditions be attached to the 
special use.   
 

1. The Petitioner is required to submit a detailed plan describing the type and weight of 
vehicles, items to be stored on the surface, average daily vehicle trips conducted on the 
surface, other operations conducted on the site and dust mitigation activities.  Processing of 
aggregate materials is prohibited. 

     
2. Storage spaces, drives and aisles shall be constructed of a minimum of 10 inches of material 

uniformly compacted and approved by the Village Engineer.  Specified material shall be 
approved by the Village Engineer.  Additional material depth may be required based on the 
use of the site subject to Village Engineer approval. 

 
3. The Petitioner is required to engage in periodic dust control measures, including treating 

the alternative surface with calcium chloride on an as needed basis.   
 
4. The Petitioner shall provide the Village an access easement over all areas utilizing an 

alternative surface pursuant to these provisions and a $5,000 nuisance deposit.  In 
accordance with said easement, the Village will conduct periodic reviews of the site’s dust 
control and to perform any mitigation actions it deems necessary.  Prior to engaging in site 
remediation, the Village will provide the Petitioner with written notice identifying the 
violation and the Petitioner will be afforded seventy-two (72) hours to resolve.  To the 
extent that the Petitioner fails to adequately address said violation to the satisfaction of the 
Village, thereby requiring Village to remediate said nuisance, the Village will deduct all 
applicable funds from the Petitioner’s deposit.  The Petitioner will be required to replenish 
said deposit within fifteen (15) days of receiving notice so that the account remains its 
proper balance of $5,000.00.  

 
6. The alternative surface shall be maintained by the Petitioner to the satisfaction of the 

Director of the Community Development Department or other designee of the Village 
Administrator, including re-grading or restoration as needed due to traffic use, or storm 
related degradation. In the event that the alternative surface material degrades to a point 
that increases the nuisance occurrences the material shall be removed and replaced with 
fresh material. 
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Height: 
The Petitioner is requesting the ability to stack their outdoor storage to a height of fifteen (15) feet.  
The Zoning Ordinance allows for a maximum height of ten (10) feet, however, the Zoning Ordinance 
states that the maximum storage height can be increased through the special use process.  Staff is of the 
opinion that the proposed landscaping will provide adequate screening for the additional height.   
 
Special Use: 
The Petitioner is requesting a special uses for outdoor storage and alternative surfaces.  The Commission 
should consider whether the use is in keeping with the vision of the area and whether its impacts can be 
properly mitigated. According to the Montgomery Zoning Ordinance, whose language hereafter is in 
italics, “no special use shall be recommended by the Plan Commission unless the Commission shall find that the 
following standards have been satisfied: 
 
Staff has provided findings of fact following the standards for the Plan Commissioner’s consideration.  The 
Petitioner has also provided findings of fact that are attached to the end of the report. 
 
A. That the establishment, maintenance or operation of the special use will not be detrimental to endanger 
the public health, safety, comfort or general welfare;  
 
The proposed gravel surface has the potential to affect the health, safety, comfort or general welfare of 
the surrounding properties, however, it is staff’s opinion that the proposed restrictions and maintenance 
provisions will adequately mitigate the dust concerns; 
 
B. That the special use will not be injurious to the use and enjoyment of other property in the immediate 
vicinity for the purpose already permitted, not substantially diminish or impair property values within the 
neighborhood;  
 
This use should not be injurious or diminish property values as the proposed restrictions and maintenance 
provisions should adequately mitigate the dust concerns; 
 
C. That the establishment of the special use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district; 
 
The proposed use does not prohibit use of surrounding property and is normal and orderly; 
 
D. That adequate utilities, access roads, drainage and/or necessary facilities have been, or are being, provided;  
 
Adequate utilities, roads and drainage have been planned for; 
 
E. That adequate measures have been, or will be, taken to provide ingress and egress so designed as to 
minimize traffic congestion in public streets;  
 
The property provides adequate ingress and egress; and 
 
F. That the special use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located, except as such regulations may, in each instance, be modified by the Village Board pursuant to 
the recommendations of the Plan Commission.  
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All aspects of the proposed development that have been submitted to this point that do not meet the 
Zoning Ordinance have been discussed in the above report and recommendations have been made 
accordingly. 
 
The Plan Commission should discuss each of these criteria and make findings of fact as to whether the 
proposed use meets the criteria.  If the Commission finds that the use should be permitted, they may 
impose additional conditions in order to mitigate any impacts of the proposed use.   
 
Recommendation: 
Staff is recommending approval of the special use for outdoor storage and alternative 
surfaces including the conditions discussed in the staff report and approval of the surface by 
the Village Engineer.  
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