Zoning Case #3956
Summary of Testimony

A public hearing was conducted by the Lake County Zoning Board of Appeals on April 4, 2011, on the application of International Precision Components Corporation and Karen Marie Stolzman as trustee of the Karen Marie Stolzman Revocable Trust, record owners, record owners, which requests a rezoning from the Limited Industrial zone to Agricultural zone. The subject properties are located at 28449 and 28445 Arcadia Road, Libertyville, Illinois, and contains approximately 6.81 acres.

The following is a summary of the testimony presented:

1. Mr. Michael Stolzman, owner of International Precision Components Corporation and his wife, Karen Marie Stolzman, have owned the subject property for 22 years.  The original intended use of this property was for a factory use.  In an agreement with the property owner to the east, the Lake County Forest Preserve District, Mr. Stolzman agreed to not construct an industrial building on the subject property. The subject property is currently improved with a 3,500 square foot maintenance barn, an abandoned single-family dwelling, and two accessory structures.  The applicants now desire to construct a new single-family dwelling on the property for themselves.  They also intend to acquire a portion of the railroad easement to the west of the property.  Additionally, the applicant stated they intend to plant trees and establish a garden.  
Member Stimpson stated the following:

A. When did the construction begin on the maintenance building?

Construction began in 2011.  The property will be used for a single-family dwelling

Member Westerman stated the following:
A. What was the reason to rezone to the Agricultural district rather than the Residential-1 district?
B. What type of Agricultural uses will occur on the property?

Mr. Denz stated staff discussed the rezoning options with the applicant.  Due to the subject property’s extensive border with the Lake County Forest preserve to the east and south, the least obtrusive zoning district which would allow a single-family dwelling is the Agricultural zoning district.  Mr. Denz stated he had a conversation with the Forest Preserve District employee who stated they have no objection to the rezoning request.  Mr. Stolzman stated they intend to grow pumpkins and plant trees.  
Member Raymond stated the following:  

A. What does the applicant intend to store in the maintenance building?
Mr. Stolzman stated he will store a motorhome and several trailers for an agricultural use. 
Member Koeppen stated the following:
A. He was comfortable with the applicant’s explanation to the Agricultural zoning district.  
B. Requested staff to recite all the permitted uses which are allowed by right today on the subject property with the Limited industrial zoning designation.

Mr. Denz read the uses which are allowed by right pursuant to Article 9 of the UDO.  

Member Zerba stated the following:

A. Why does the applicant want to build a single-family home adjacent to the railroad tracks?
B. Will the applicant store any of the equipment from his business International Precision Components Corporation on the subject property?
Mr. Stolzman stated he enjoys the surroundings of the isolated area with the forest preserve and the railroad tracks.  The applicant will not store material from his business on his property. 
Member Reindl stated the following:
A. Had the applicant considered a forestry exemption for tax purposes?

B. How much additional land area will be acquired by the acquisition of the railroad track land?

Mr. Stolzman stated he did not consider a tax exemption.  Approximately 1.5 acres would be added to the subject property by the acquisition of the railroad track land area.
Member Bell stated the following:
A. Does the applicant intend to consolidate the properties?
B. Does staff feel a rezoning in R-1 could be accomplished?
Mr. Stolzman stated he will consolidate the properties.  Mr. Denz stated a single-family dwelling is allowed the R-1 zoning district, however given the amount of low density zoning and land use the Agricultural zoning district is the most appropriate zoning district for the subject property.  
2. Bob Drackert, area resident, stated the following: 
A. Who are the workers currently using the subject property?
B. Does electric service on the east side of the property still exist?
C. Is the applicant aware of the train noise on the property?

Mr. Stolzman stated the workers on the subject property are construction workers for the erection of the maintenance building.  Commonwealth Edison eliminated the electric service on the east side of the property, the electric service is now located underground, and Mr. Stolzman will remove the electric poles.  Mr. Stolzman stated he is aware of the train noise and intends to complete the single-family dwelling within three years.  
3. Jack Parr of 28620 Arcadia Road, stated the following:
A. Who will recuperate the increase of property taxes as the rezoning will reclassify the property from nonresidential to residential?
B. Arcadia Road is not wide enough for additional traffic.  
Mr. Stolzman stated he is unaware how the property taxes are allocated. 
4. Bill Morgan, Libertyville Township Highway Commissioner, stated the following:
A. How far north will the recapture of land occur of the railroad tracks?
B. There is only one drain for the neighborhood which runs southwest underneath the railroad tracks.  There is a concern that additional impervious surface in the area will compromise the existing culvert.  
Mr. Stolzman stated the land acquisition will be a strip of land located northwest of the subject property.  George Bell stated what the applicant is proposing will have the least amount of impact in the area.  
5. Carol Fisher of 13640 W. Rockland Road stated the following:
A. How will the applicant access Arcadia Road from the subject property as this road is not publically improved?
Brad Denz stated the County maps indicate Arcadia Road terminates along the northern property line of the subject property line.  However, if  Arcadia Road is not publically improved south of Elm Road, the Township Highway Commissioner has the authority to request road improvements to access Arcadia Road. 
Summary of Department Comments
Zoning Case #3956
Rezoning from Limited Industrial to Agricultural zone

Division of Health

The property is served by public sewer and a permit to construct a new will has been obtained.
Division of Public Works

The Division of Public Works has no objection to the applicant’s proposed change to the agricultural zoning district.

Department of Planning, Building and Development
This Department recommends approval of the rezoning because the request complies with the required standards.

The subject parcel has had nonresidential zoning since 1988 (Special Use), but has never been used for a nonresidential purpose.  With the exception of the METRA railroad tracts to the west, the surrounding properties are vacant or residential. The rezoning would correct this inconsistency.  The adjoining properties to the north are improved with single-family dwellings in the Residential-1 zoning district. While the area on the south and east are zoned Open Space within the Lake County Forest Preserve District, it is unlikely that a single-family dwelling would have a negative impact. Rezoning the property to the Agricultural zoning district is compatible with the uses and zoning of nearby properties.  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.  
