Zoning Case #4079 #4080
Summary of Testimony

A public hearing was conducted by the Lake County Zoning Board of Appeals on May 31, 2011, on the application of Chicago Title Land Trust Company, as Trustee under Land Trust No. LT–2643, successor trustee to LaSalle Bank National Association, f/k/a LaSalle National Bank, successor trustee to LaSalle National Trust, N.A., successor to LaSalle National Bank, successor trustee to LaSalle Bank Northbrook f/k/a Northbrook Trust & Savings Bank as Trustee under trust agreement dated 1/31/83 and known as Trust No. LT-2643, record owners. The Beneficiary of the Land Trust is Jeffrey Glogovsky, as Trustee of the Jeffrey Glogovsky Revocable Trust, and is the owner of 100% of the beneficial interest of the land trust which owns the property subject of the application, which requests a rezoning of lot 5 (eastern half of PIN 12-19-117-018) from Residential-3 to General Commercial and request a Conditional Use Permit for a Planned Unit Development (new parking lot for existing restaurant) for all three parcels.  
The subject properties are described as follows:  

Parcel 1: located at 28787 N. Waukegan Road, Lake Bluff, Illinois, and containing 0.88 acres. PIN 12-19-117-018 (land area east of alley)

Parcel 2: located at 12622 W. Rockland Road, Lake Bluff, Illinois, and containing 0.006 acres. PIN 12-19-117-020

Parcel 3: located at 12610 Rockland Road, Lake Bluff, Illinois, and containing 0.18 acres. PIN 12-19-117-021

The following is a summary of the testimony presented:

1. Mr. Chuck Smith, attorney for the applicant, Jeffrey Glogovsky, stated his client’s principal business is the gas station at the northeast corner of Routes 176 and 43 (adjacent to the subject properties). Mr. Glogovsky maintains the alley adjacent to his properties.  The applicant has requested to improve the northern property (along North Avenue) with 12 parking spaces to serve the Scooter’s Restaurant along Route 176.  This requires a rezoning from Residential-3 to General Commercial along with a Planned Unit Development to ensure the applicant would not establish a structure on the rezoned property.  A majority of the business for the restaurant occurs during the lunch hours from 11:00 am to 3:00 pm.  The applicant has completed the site plan review with the County Development Review Team which is contingent upon the formal approval of the rezoning and Conditional Use Permit for a Planned Unit Development for the subject property.  
2. Ryan Blocker of WT Civil Engineering stated the existing conditions of the property “crowned” at the center of the property and “sheet-flowed” drainage across to adjacent properties.  The site plan indicates that the parking lot will be pitched towards a low lying swale for best management practices which will “cleanse” the parking lot runoff. 
3. Tom Lind, landscape architect, stated the current landscape plan contains a mix of tree types along the north and east property lines along with several trees (12 shade trees) within the parking lot islands. 
4. Gerry Garvis, owner of Scooter’s Restaurant, stated the 80% of their business occurs during the lunch hours.   He stated he was losing business due to insufficient parking. 
5. The owner of the subject properties, Jeffrey Glogovsky, stated his goal was to increase parking along with improving the drainage and aesthetics of the area. 

Member Stimpson stated the following:

A. Does the ingress and egress come directly from Rockland Road?
Ryan Blocker stated a majority of the vehicles will come from Rockland Road.  
Member Westerman stated the following:
A. What is the percentage of impervious surface and is detention required?
B. What are the height of the berms?  

C. Does the new parking allow for semi-truck parking spaces?

D. Will the trees withstand the soils, road salt, and snow?

E. Is there a weight limit on the Township road?

Ryan Blocker stated the impervious surface area is 40% which does not require stormwater detention.  The berm height is 2½ feet and the chain-link fence along the east side of the property will be replaced with a board-on-board fence.  There will be an attempt to widen the alley to account for semi-truck parking.  Tom Lind stated they proposed salt tolerant trees and the planting beds will contain a double-mulch to contain moisture.  There is an area to the north side of the property where the snow can be placed. Bill Goodman, Shields Township Highway Commissioner, stated there is a weight limit on all Township roads. 
Member Raymond stated the following:  

A. Will the new parking lot stalls be perpendicular to the property lines?
Ryan Blocker stated the new parking lot stalls will be perpendicular to the property lines. 

Member Koeppen stated the following:
A. Is there a drainage problem in the area which may be coming from the subject properties or from the entire neighborhood?
B. Will lighting be installed?
Ryan Blocker stated the site plan will treat the initial draining with a swale and the new parking lot improvement will improve the overall drainage flow to the adjacent properties.  The applicant will remove the proposed light poles.  
Member Zerba stated the following:

A. Is there a compromise regarding the semi-truck parking to allow for improved access into the alleys?
Jerry Garvis stated a possible solution is to widen the alley for one or two semi-trucks to park. 
Member Reindl stated the following:
A. Is an access easement required across the road?
Brad Denz stated the access to the proposed parking lot will be from the platted alley which are considered public rights-of-way. 

Member Bell stated the following:
A. Will there be any berms on the west side of the property?
The landscape berms are located on the north and east sides of the property.  A board-on-board fence will be located between the parking lot and the landscape plantings.  
6. Dan Rodgers, property owner east of the proposed parking lot, stated the following:
A. Questioned the location of the existing chain-link fence. 
B. Addressed a concern of the amount of water which flows onto North Avenue.
C. Requested to replace the canopy trees with evergreen trees to block vehicle lights and sound. 
D. Mr. Rodgers wanted assurance that the markings on the alley will remain in order to keep it an open right-of-way.  Semi-truck parking in the alley creates blocking of these rights-of-way.  

Ryan Blocker stated the flow from the parking lot is part of a best management practice and will divert the drainage flow into the grass before the roads. Brad Denz stated the landscape material can be modified within the Planned Unit Development and a landscape waiver/modification agreement with the adjacent property owner can be executed. 
7. Bob Grum, 712 North Avenue, Lake Bluff, Illinois, stated the following: 
A. During a rain event there is flooding in the alley where the three lots meet.  Will the proposed parking lot improve or exacerbate the flooding? 

Ryan Blocker stated the drainage will improve. The drainage under the current conditions is coming from two directions and ponding in the alley. The improvements will allow the water flow directly into the subject property.  
8.  Todd Doucette, 717 North Avenue, Lake Bluff, Illinois, stated the following:
A. Could a manhole cover be placed in the parking lot to retain water?
Ryan Blocker stated as the existing sewer is located within the parkway of North Avenue, it is a part of best management practices to let the water flow through the grass as it will slow down the flow and retain any oils or pollutants from the vehicles.  
9. Brandon Stanick, Assistant to the Administrator for the Village of Lake Bluff, stated the following:

A. Would any modification to the PUD require a public hearing before the ZBA?

B. What are the uses allowed on the rezoned property pursuant to an approved PUD?

Brad Denz stated a Major Modification to the PUD would require a public hearing before the Zoning Board of Appeals, Planning, Building & Zoning Committee, and the Lake County Board. A Minor Modification to the PUD would only require approval by the Planning, Building, & Zoning Committee. A parking lot, fence and landscape are the only uses allowed on the rezoned property.  Any other use requires a modification to the PUD. 
Summary of Department Comments
Zoning Case #4079 #4080
Rezoning from Residential-3 to the General Commercial zone and Conditional Use Permit for a Planned Unit Development (new parking lot for existing restaurant) for all three parcels
Department of Planning, Building and Development
1. This Department recommends approval of the rezoning because the request complies with the required standards.

The Future Land Use for the subject property is Retail / Commercial.  The amendment is consistent with the purpose and intent of the ordinance. Likewise, it complies with the comprehensive plan of Village of Lake Bluff.  As the subject property abuts an alley to the south and west, staff is in agreement with the applicant that it would be challenging to obtain a buyer for a single-family dwelling on the subject property.  The proposed rezoning would be consistent with the General Commercial zoning to the south and west.  As the proposed use of a parking lot would be a permanent improvement as a part of an approved Planned Unit Development, the earthen berm and landscaping along the north and east property lines would create an improved aesthetic view from the adjacent properties.   
2. This Department recommends approval of the Conditional Use Permit for a Planned Unit Development because the request complies with the required standards.

Staff believes that the proposed use (a parking lot and transition yard landscaping) is the highest and best use of the property.  The proposed parking lot can be accessed by the alley which takes access from North Avenue or the existing parking lot which serves the restaurant. As the proposed use of a parking lot would be a permanent improvement as a part of an approved Planned Unit Development, the earthen berm and landscaping along the north and east property lines would create an improved aesthetic view from the adjacent properties. The PUD approach would afford protection to the surrounding properties as it would establish a timeframe to construct the parking lot and would necessitate public input via a public hearing if any other approach is proposed.  

The applicant has completed the site plan review process with the Lake County Development Review Team.  Compliance with all requirements of the UDO and all applicable permitting agencies will ensure that no significant adverse impacts to other property or the environment will occur.   
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