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The Village of Lake Villa 
 

Special Plan Commission – Meeting Agenda 
Thursday, June 13, 2024 

Village Hall, 65 Cedar Avenue 
 

7:00 pm  
 
 

1. Call to Order & Roll Call 
 

2. Pledge of Allegiance  
 

3. Public Hearing: Conditional Use Permit for a Planned Development at 801 Tower Drive 
for a proposed Gas Station  

 
4. Public Comment 

 
5. Adjournment 

 
 
 
 
 
 
 
 
 
Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in this 
meeting, or who have questions regarding the accessibility of the meeting or the facilities, are required to contact Village Hall at 
(847) 356-6100 promptly to allow the Village to make reasonable accommodations for those persons. 
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DATE: June 7, 2024 
 
TO: Chairman Craig Kressner and Members of the Plan Commission 
 
FROM: Jake Litz, Assistant to the Village Administrator 
 
RE: 801 Tower Drive – Gas Station   
 
 

Property Owner Property Location Zoning District 
Dharni Properties, LLC 
81 Preserve Ct. 
Lindenhurst, IL 60046 

Southwest Corner – Grass 
Lake Road & Deep Lake 
Road 

Suburban Business (SB) 

 
Petitioner and/or  Dharni Properties, LLC 
Contract Purchaser:  81 Preserve Ct. 
    Lindenhurst, IL 60046 
 
    Eric Eriksson Architect 
    3816 Lizette  

Glenview, IL 60026 
 
Representatives:    Sam Dharni, Owner 
 
Site Location:  801 Tower Drive 
 
   
Requested Action(s) 

1. Preliminary and Final Plat/Plan Approval for 
Phase 2-A of the Lake Tower Crossing 
Planned Development (Amendment to 
Existing Conditional Use Permit) 
 

Project Background and Summary 
The Subject Property, located in the northwest 
corner of the Tower Crossing Development at of the 
Deep Lake Road and Grass Lake Road, is 
comprised of a 1.7 acres undeveloped site with 
access to Tower Drive to the east. The property is 
currently zoned Suburban Business (SB).  
 
The Petitioner is proposing a mixed-use 
commercial development consisting of a 
convenience store, a fueling center, a car wash, a 
drive-through restaurant and related 
improvements (“Project”) on the Subject Property. 

  Map source:  Lake County GIS 
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A conceptual review was previously presented to the Plan Commission at the February 8, 2024 
PC/ZBA meeting.  
 
The Subject Property: 

• Is approximately 75,000 square feet in area; 
• Is Zoned SB Suburban Business and located in the Lake Tower Crossing PUD; 
• Is located on the northeast corner of the Lake Tower Crossing Development; 
• Is surrounded by: 

o North: SR Suburban Residential property that is currently developed with an 
elementary school (Oakland Elementary School) 

o South: SB Suburban Business commercial property consisting of a bank with an 
accessory drive-thru 

o East: R1 Single-Family Residential property that is currently developed with 
athletic fields for Lakes Community High School 

o West: SB Suburban Business commercial property that is the site that will be 
developed with a multi-tenant quick-serve restaurant and attached commercial 
space (Dunkin’ Donuts parcel) 

 
Proposed Project 
The Petitioner is proposing to construct a brand-new convenience store, carwash and gas pumps 
on the Subject Property. 
 

• The new convenience store will be located in approximately the same location as the 
previously approved gas station and convenience store proposed and approved by the 
Village Board via Ordinance 2020-07-07; 

• The store will operate 24/7 365 days a year and staffed with no more than two (2) 
employees at one time; 

• The new building will be 6,076 square feet in area along with an 816 square foot building 
for a carwash operation; 

• Installation of six gasoline pump stalls to service twelve vehicles on the north end of the 
Subject Property which is under a canopy. No semi-truck filling stalls are proposed; 

• Installation of four vacuum stalls adjacent to carwash facility; 
• Installation of 50 parking stalls which is greater than the number of parking stalls that were 

previously granted for Phase 2-A (34 parking stalls); 
• Access to the Subject Property will be restricted to two (2) full access drives located on 

Tower Drive, and the adjacent parking lot of the Credit Union bank; 
• Installation of two (2) drainage and stormwater basins will be located on the site to manage 

and hold stormwater for the development, along the northwest corner and southern border 
of the parcel;  

• An additional by-pass drive-thru lane is proposed between the car wash and c-store 
facility; 

• Installation of green space around the perimeter of the site and a new monument sign on 
the northeast corner of the Subject Property is proposed. The currently approved PUD 
requires that a five (5) foot landscape buffer be installed between the convenience store 
and the Credit Union property along with a five (5) foot solid board-on-board fence the 
length of the drive-thru lane on the bank property; and 

• The proposed facility would not have vehicle service bays. 
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Required Zoning Relief 
• Repeal the existing Planned Unit Development (PUD) for Phase 2-A approved via 

Ordinance 2020-07-07; 
• Approval for Amendment to existing Lake Tower Crossing PUD and approval for 

modifications to the Site Plan and development proposal for Phase 2-A of the Lake Tower 
Crossing Development with exceptions, as noted below;  

• New Special Use Permit to allow a Carwash; and 
• Site Plan Approval and Building Elevation Approval 

 
Staff Analysis – Final Plat and PUD for 801 Tower Drive – Please see the attached documents 
as reference. 
 
The request is for an amendment to the existing conditional use permit. The approval being sought 
is for Preliminary and Final Plat/Plan Approval for the Lake Tower Crossing Planned 
Development. As stated in the Village’s Zoning Code, the Final Plan shall be in substantial 
compliance with the Preliminary PUD (in this instance, this request is occurring simultaneously). 
The review of the Final Plat/PUD for the PCZBA shall stay within the parameters of the intentions 
of the Village’s Zoning Code.  
 
Planning and Plat Comments: 

• Zoning relief for parking spaces would continue to be required. Thirty-six (36) parking 
spaces are provided, an increase of twenty-two (22) spaces from the 2020 PUD, 
compared with 60 spaces required based on underling zoning for a convenience store 
use.  

• No more than two business signs shall be permitted per business use (Subsection 
4.10.5) Two are shown for the gas station, two for the ancillary retail and one for the car 
wash. If the car wash is part of the gas station business, the planned development would 
need to allow for this additional sign. 

• The petitioner has requested an 18’ tall ground sign due to existing landscaping that 
would block view of the sign. The Zoning Ordinance only allows twelve (12) feet high 
signs.  

 
Engineering Comments: 

• Parking lot pavement method/ materials will need to be provided to the Village prior to 
construction.  

• LCDOT approval will be required prior to construction.  
 
Stormwater Comments: 

• Final engineering shall provide contact information for the required designated erosion 
control inspector.  

• Prior to Final Approval of the stormwater improvements maintenance plan for the 
stormwater facilities needs to be provided for review, approval, and then recorded with 
the plat for the stormwater facilities.  

 
Landscaping/Signage Comments: 

• The addition of landscape buffering at southern boundary of site adjacent to Bank should 
be included prior to construction per Plan Commission comments.  
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As noted in the enclosed review letters, and draft motion of findings of fact, the Petitioner is 
requesting preliminary and final PUD approval with the following exceptions to the Zoning Code: 
 

• Parking: Thirty-six (36) parking spaces are provided, an increase of twenty-two (22) 
spaces from the 2020 PUD, compared with 60 spaces required based on underling zoning 
for a convenience store use. 

• Signage: No more than two business signs shall be permitted per business use. Two signs 
are included for the gas station, two for the ancillary retail, and one for the car wash. The 
planned development would need to allow for this additional sign. Additionally, the Zoning 
Ordinance only allows twelve (12) feet high signs, the proposed sign height is 18’.  

 
 
Action Requested 
As the Preliminary and Final PUD and Plat Application, and associated documents are 
substantially conforming to the Preliminary PUD, staff is recommending approval of the Final 
PUD for 801 Tower Drive. 
 
Attachments 

A. Plan Submittal Set  
B. Consultant Comments  
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ARCHITECTURE
3816 LIZETTE  
IL 60026            847-370-6550

SITE  PLAN

DRAWING RECORD
NO   DATE      DESCRIPTION

PROJECT #

PERMIT #

INDEX:
A1   SITE PLAN
A2   FIRST FLOOR PLAN
A3   MEZZANINE PLAN
A4   REFLECTED CEILING PLAN
A5   FOUNDATION PLAN
A6   FRAMING PLAN
A7   ELEVATIONS
A8   WALL SECTIONS
A9   WALL SECTIONS
A10  INTERIOR ELEVATIONS, FINISHES
A11  SPECIFICATIONS
M1  MECHANICAL PLAN
M2   MECHANICAL SPECS
P1   PLUMBING WASTE PLAN
P2   PLUMBING WATER PLAN
E1   ELECTRICAL POWER PLAN
E2   ELECTRICAL LIGHTING PLAN
E3   ELECTRICAL SCHEDULES

ARCHITECT'S CERTIFICATION:
I hereby state that these drawings were prepared
under my supervision and that to the  best of my
knowledge comply with the requirements of the
building codes of Lake Villa, IL.

Signed:___________________   Dated:5-17-2024
                                          Lisc expires:11-30-2024

                       ERIC ERIKSSON
                            001.010120
                 LICENSED ARCHITECT
                    STATE OF ILLINOIS

DESIGN CRITERIA:
GROUND SNOW - Pg = 30 psf
FLAT ROOF SNOW LOAD = 21 psf (use 30)
SNOW DRIFT LOAD = 26 psf
DRIFT WIDTH = 6 FT
SNOW EXPOSURE FACTOR - Ce = 1.0
SNOW IMPORTANCE FACTOR - 1.0
THERMAL FACTOR - Cf = 1.0
WIND LOAD - 90 mph (3 sec) = 20 psf
WIND EXPOSURE - "B"
WIND IMPORTANCE FACTOR - 1.0
INTERNAL PRESSURE COEFFICIENT:
   0.3 INCH WATER GAUGE (75 Pa)
ROOF DEAD LOADS:
roofing and insulation--------3 psf
deck---------------------------1 psf
joists--------------------------2 psf
HVAC ducts---- --------------2 psf
ceiling and lights-------------3 psf
sprinkler pipes----------------2 psf
misc----------------------------1 psf
total Roof Dead Load------15 psf
SEISMIC CRITERIA:
  DESIGN CATAGORY - B   SITE CLASS - 11
  IMPORTANCE FACTOR - 1.0
  LOADS: Sms = .2 gravity, Sm1 = .06,
  Sds = .133, Sd1 = .04, Ss = .2, S1 = .06

3816 LIZETTE  
IL 60026            847-370-6550

801 TOWER RD
LAKE VILLA, IL

3-25-2024

NEW GAS  STATION
(GRASS LAKE RD AT DEEP LAKE RD)

LAKE VILLA, IL

80
1 

T
O

W
E

R
 R

D
, L

A
K

E
 V

IL
L

A
  -

 N
E

W
 G

A
S 

ST
A

T
IO

N

PLAN COMMISSION

SIGN-1 (@NE CORNER)

PLAN COMMISSION5-17-2024(SIGNAGE)



22'

12'

22'

12'

22'

NORH ELEVATION
SCALE: 1/4" = 1'

EAST ELEVATION
SCALE: 1/4" = 1'

WEST ELEVATION
SCALE: 1/4" = 1'

22'

SOUTH ELEVATION
SCALE: 1/4" = 1'

DOUBLE PANE GLASS IN
CLEAR ALUMINUM FINISH
ALUMINUM FRAMING

18 x 10' NICHIHA ROUGH SAWN
SERIES - TOBACCO FINISH
#EPC241N(VERTICAL INSTALL)

18 x 10' NICHIHA ROUGH SAWN SERIES -
TOBACCO FINISH #EPC241N(VERTICAL INSTALL)

18 x 10' NICHIHA ROUGH SAWN SERIES -
TOBACCO FINISH #EPC241N(VERTICAL INSTALL)

COMPOSITE
MOLDING
PAINTED GRAY

COMPOSITE
MOLDING
PAINTED GRAY

18 x 10' NICHIHA RIBBED - INDIGO FINISH
#EDS2312NX  (HORIZONTAL INSTALL)

18 x 10' NICHIHA RIBBED - INDIGO FINISH
#EDS2312NX  (HORIZONTAL INSTALL)

18 x 10' NICHIHA RIBBED - INDIGO FINISH
#EDS2312NX  (HORIZONTAL INSTALL)

18 x 10' NICHIHA RIBBED - INDIGO FINISH
#EDS2312NX (HORIZONTAL INSTALL)

18 x 36 NICHIHA MASONRY
SERIES - SANDSTONE FINISH
DESERT BEIGE #ED642

18 x 36 NICHIHA MASONRY SERIES -
SANDSTONE FINISH  DESERT BEIGE #ED642

18 x 36 NICHIHA MASONRY
SERIES - SANDSTONE FINISH
DESERT BEIGE #ED642

36" AWNING
(BLACK CANVAS)

36" AWNING
(BLACK CANVAS)

17'
15'

17'

17'17'

LED WALL
SCONCES

CANOPY EXTENSION

ACCESS LADDER
(SEE DETAIL J/A8)

ROOF LADDER ACCESS AND WATER OVERFLOW POINT
3'

22' 24'

TENANT SIGN: 3'X10', 30 SF
MOUNTING HT - 22' TO TOP OF SIGN

MART SIGN: 3'X10', 30 SF
MOUNTING HT - 24' TO TOP OF SIGN

TENANT SIGN: 3'X10', 30 SF
MOUNTING HT - 22' TO TOP OF SIGN

MART SIGN: 3'X10', 30 SF
MOUNTING HT - 24' TO TOP OF SIGN

SIGN

SIGN

SIGN SIGN

SIGNAGE NOTE: CARWASH BLDG TO HAVE SINGLE 3'X10' SIGN
ON EAST ELEVATION WITH MOUNTING SIMILAR TO MART BLDG.

ELEVATIONS
     SHEET

     A7
PROJECT #

PERMIT #

ARCHITECTURE
3816 LIZETTE  
IL 60026            847-370-6550

DRAWING RECORD
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LAKE VILLA, IL
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SEE PAVEMENT PATCH DETAIL P-4

MAX 18" PLUS PIPE O.D. FOR TRENCHES <5' DEEP

MAX 36" PLUS PIPE O.D. FOR TRENCHES >5' DEEP

MAX 18" PLUS PIPE O.D. FOR TRENCHES <5' DEEP

MAX 36" PLUS PIPE O.D. FOR TRENCHES >5' DEEP

MAX 18" PLUS PIPE O.D. FOR TRENCHES <5' DEEP

MAX 36" PLUS PIPE O.D. FOR TRENCHES >5' DEEP
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UNDERSIDE VIEW

COMPONENT NO.

1/2" ENGRAVED

SQUARE PATTERN

TRUNCATED DOME

CAST IRON

"COLOR COATING"  Color per VLB spec.

LETTERING

PANEL (2'x2')

1. PIPE SIZE CAN VARY, BUT 1" MINIMUM.OTHER

  APPURTENANCES SHALL REFLECT SAME.

2. COPPER PIPE SHALL BE ONE PIECE BETWEEN

  TAP AND CURB BOX.

3. CURB BOX SHALL BE 3' FROM PROPERTY

   LINE WITHIN CUL-DE-SACS.

4. MINIMUM OF 3' BETWEEN TAPS AND

  3' TO NEAREST JOINT.

5. STAMP OR SAWCUT ON THE CURB (OR PAVEMENT

  SURFACE AS DIRECTED BY VILLAGE ENGINEER) ALL

  NEW B-BOX/SERVICE LOCATIONS WITH "W".  ANY

  ABANDONMENT/REMOVAL OF B-BOX SERVICES

  REQUIRES REMOVAL OF THE EXISTING STAMPED

  OR SAWCUT MARKING AT  THE TIME OF

  ABANDONMENT/REMOVAL.

6. FOR MULTI-UNIT DWELLINGS, THE FIRE CURB BOX

  LID SHALL BE CAST WITH "FIRE" AND PAINTED RED.
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JON M. TACK, P.E. 

PROFESSIONAL ENGINEERING SERVICES 

 

597 MIDNIGHT PASS, ANTIOCH, IL 60002; PHONE: 847-417-3913 

 

 

MEMORANDUM 
 

TO:  Mike Strong, Village Administrator    

    

FROM: Jon M. Tack, P.E. 

     

DATE:   6-3-2024 

 

SUBJECT: 801 Tower Drive – New Gas Station-Plan Review #2- Approved with Conditions 

 

CC: Building File   

______________________________________________________________________________ 

 

Below are the comments from the review of: 

• Site Plan New Gas Station, 801 Tower Drive, Lake Villa, dated 5-17-2024, Prepared by 

Eriksson Architecture. 

• Civil Plans, 801 Tower Drive, Lake Villa, dated 5-9-24, Prepared by Norman J. 

Toberman & Associates, LLC. 

• Stormwater Report, 801 Tower Drive, Lake Villa, dated 5-13-2024, Prepared by Norman 

J. Toberman & Associates, LLC. 

 

General Comments   

 

1. Final engineering shall provide contact information for the required designated erosion 

control inspector (DECI).   Weekly reports from the DECI will need to be emailed to the 

Village. 

2. Prior to Final Approval of the stormwater improvements maintenance plan for the 

stormwater facilities needs to be provided for review, approval, and then recorded with 

the plat for the stormwater facilities.   

3. A 3-year maintenance and monitoring program with biannual reports to the Village on 

the quality and establishment of the wetland, to be prepared by a wetland specialist.    A 

maintenance surety shall be on deposit during the monitoring program. 

4. All applicable permits shall be received by the Village prior to the issuing of a Site 

Development Permit, such as LCDOT & NPDES-NOI. 

5. Provide copy of the EcoCAT results from IDNR. 

6. Prior to Final Approval of the stormwater improvements, as-built/record drawings shall 

be provided for all stormwater facility improvements per the WDO.   

7. Provide three (3) copies of the revised plan, two (2) copies of the Stormwater Report and 

a PDF copy of all items emailed to jtackpe@comcast.net.    Plan and reports shall be 

signed and sealed by a professional engineer licensed in the state of IL. 

 

mailto:jtackpe@comcast.net


 
 
 

 

 
 

MEMORANDUM 
 
TO:  Mike Strong, Village Administrator 
   
FROM:  Scott Goldstein, FAICP LEED AP, Principal 
 
DATE:  May 23, 2024 
 
SUBJECT: 801 Tower Drive 
 
 

GENERAL INFORMATION 

Project Name: 801 Tower Drive Convenience Store and Gas Station 

Location: Southwest Corner, Grass Lake Road and Deep Lake Road, Village of Lake 
Villa 

Action: Amendment to a Planned Unit Development (PUD) 
 

Project Summary 
 
The Applicant is proposing an amendment to a Planned Unit Development (PUD) for a site located at the 
southwest corner of Grass Lake Road and Deep Lake Road. The Village granted a PUD in 2020 with 
underlying SB- Suburban Business. There are two retail buildings on the site, a commercial strip center 
and a bank. The site abuts three sides of a property on which a water tower is located along Deep Lake 
Road.  
The amendment would alter the configuration of a proposed convenience store/gas station on a vacant 
parcel at the northeast corner of the site. The southern portion of the site was amended in 2023 to allow 
for senior housing. There is currently a pending proposal for a Dunkin’ restaurant at 802 Tower Drive at 
the northeast corner of the site. 
 
The project is adjacent to SR-2 Single-Family Homes to the south, SR-3 Townhomes to the west, SR zoning 
for an elementary school to the north, and R-1 zoning for high school athletic fields to the east. 
 
  



 
 

Planned Development Guidelines (10-9-1.5) 
 

A. The planned development shall be consistent with the intent and purpose of these zoning 
regulations. 

 
The proposed project is consistent with SB zoning and the PUD that was approved by the Village 
in 2020. 

 
B. The planned development shall be generally compatible with the character of the underlying 

zoning district and neighborhood in which it is located. 
 

The proposed project is located on arterial streets with a commercial character. 
 

C. The planned development should be consistent with the village's official comprehensive plan. 
 

The proposed project is consistent with the Village’s 2022 Comprehensive Plan which shows the 
property as Mixed Use. 

 
D. The planned development should preserve the value of the surrounding residential area and 

must be compatible with surrounding land uses. 
 

The proposed project is compatible with the mixed-use character of neighboring properties. 
 

E. Significant physical, topographical, environmentally sensitive or historical features of the site of 
the planned development, which are of importance to the community, should be preserved. 

 
There are no additional impediments to the site. 

 
F. The entire property proposed for planned development treatment shall be in single ownership or 

under such unified control, or the petition shall include a unit of local government as a petitioner 
or as a co-petitioner, so as to ensure that the entire property will ultimately be developed as a 
unified whole. 

 
The project affecting this portion of the site is being proposed by a single owner. 

 
Comments 
 
To assist the Village in evaluating the proposed Planned Development, the following comments about the 
current site plan are provided:  
 
Setbacks: 

• No comments.  
 
Land Use / Zoning: 

• No changes in use from approved PUD. 
 
  



 
 

Public Benefits: 
• The Plan Commission should review the project to ascertain public benefits such as open space 

and native planting that has been added to the proposed development and improved pedestrian 
access compared with the 2020 PUD. 

 
Site Layout 

• No additional comments. 
 
Walkability, Trail and Pedestrian Safety 

• Sidewalk connectivity has been provided along Grass Lake Road and Deep Lake Road.  
• The sidewalk connection between Grass Lake /Deep Lake Road to the proposed convenience store 

has been added to the site plan. 
 
Traffic, Circulation and Parking 

• Zoning relief for parking spaces would continue to be required. Thirty-six (36) parking spaces are 
provided, an increase of twenty-two (22) spaces from the 2020 PUD, compared with 60 spaces 
required based on underling zoning for a convenience store use. 
 

Landscaping 
• Add landscape buffering at southern boundary of site adjacent to Bank per Plan Commission 

comments. 

Signage 

• No more than two business signs shall be permitted per business use (Subsection 4.10.5) Two 
are shown for the gas station, two for the ancillary retail and one for the car wash. If the car 
wash is part of the gas station business, the planned development would need to allow for this 
additional sign. 

• Total wall signage area of 120 square feet is within non-residential signage requirements. 
• Ground Signs:  

o Applicant has requested 18 feet tall ground sign due to existing landscaping that would 
block view of the sign. The Zoning Ordinance only allows twelve (12) feet high signs. 

o Total ground sign area of 107 square feet is within sign limitations of 120 square feet. 
• Ground Sign Landscaping Requirements: All permanent ground signs shall provide a 

landscaped area with appropriate natural plant material ground cover and/or other landscape 
plantings located at the base of said ground sign equal in area to the sign surface area. When 
earthen berms are used as part of said landscaping, the earthen berms shall maintain a side 
slope of no greater than three to one (3:1) with a maximum berm height of three feet (3') above 
adjacent surrounding grade. When earthen berms are used, such earthen berms shall count 
toward the maximum permissible sign height. 

• Standards For Digital Signs And/Or For Digital Displays: Applicant will verify compliance with 
all Zoning and permit requirements. 
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MEMORANDUM 

 

 

 

Date: June 3, 2024  Project #: 6563 – EA5 – 801 Tower Drive 

To: Mike Strong, Village Administrator 

Organization: Village of Lake Villa 

From: Robert Doeringsfeld, P.E. 

Regarding: 801 Tower Drive – Engineering Review 

Cc:       

We have received and reviewed the following documents related to the Proposed Development located at 801 Tower 
Drive: 

• Boundary Survey – WT Group – Dated 1/9/2019 
• Proposed Development Civil Engineering Plans – Dated 3/09/2024 
• Site Plan – Eric Eriksson Architect – Dated 05/02/2024 

 
We have reviewed the preliminary submittal for conformance with water, sanitary sewer, pavement, and site 
considerations and have the following comments. 
 
Proposed Development Civil Engineering Plans 
Drawing C – 2.0 

1. Show all 20-foot, 10-foot, and 15-foot utility easements see sheet SUR-1. 
2. Show existing water utilities along with the Tower Drive water main crossing. 

Drawing C – 7.0 
a) Water Service Connection Detail. The following are the only acceptable products: 

a. Curb Box: Mueller H 10300 Minneapolis Style 
b. Curb Stop: Muller 25454 
c. Corporation Stop: Mueller 25000 series 
d. Service Saddle: Stainless Steel Fulle Saddle Smith-Blair 372 

Items to be provided 
3. The selected parking lot pavement method/ materials will be provided to the Village prior to construction. 
6.  A LCDOT approval letter is that will be submitted upon receipt. 
8. The water meter shall be coordinated with Village of Lake Villa Superintendent of Utilities for permitting and 
requirements of meter. 
11. The carwash drain system provided by the manufacturer. 
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