Zoning Case #4120
Summary of Testimony

A public hearing was conducted by the Lake County Zoning Board of Appeals on June 6, 2011, on the petition of Robert and Deborah Diemer, record owners, which seek a Conditional Use Permit to allow boat sales/rental/storage/service, consumer vehicle sales/rental (e.g. cars, pickup trucks, SUV’s motorcycles), recreational vehicle sales, self service storage, vehicle repair, vehicle service; limited; landscape contractors storage yard, contractor’s equipment sales or storage (outdoor), bus parking, truck/trailer/RV parking, recycling center, wholesale sales, agricultural supplier’s storage and service center.  The subject properties are located at 25819, 25761, and 25817 W. Grass Lake Road, Antioch, Illinois, and contain approximately 3.43 acres.  The following is a summary of the testimony presented:
1. Mr. Daniel Venturi, attorney for the applicants, Robert and Deborah Diemer, stated the previous owner of the property was Grass Lake Lumber Company and the current owners, Robert and Deborah Diemer, own and operate a plumbing company on the property since 1986 under the Commercial Service zoning classification.  Ultimately all the requested uses were previously allowed under the Commercial Service zoning classification. When the County rezoned the property to Suburban in 1989, and to the Neighborhood Conservation / Commercial Service zoning district in 1990, the subject property did not conform into the allowed uses for each zoning district.  In order to allow the requested uses, the applicants discussed with the Planning Department to either a) request a text amendment; b) rezone the property to the Limited Industrial zoning district; c) to request a Conditional Use Permit approval for the requested uses (some of which are currently located on the property). There are no modifications to the buildings on the subject property proposed at this time.  
2. Sheel Yajnik stated the CUP application was a staff request instead of applying for a rezoning of Limited Industrial or UDO text amendment.  Under the County-wide comprehensive rezoning in 2000, some of the uses on the subject property were required to obtain an administrative CUP as they did not conform to the new General Commercial zoning district.  Ultimately any new tenant would require a CUP which is time-consuming and costly to the applicant. As a result staff requested a list of potential uses from the applicant in order to avoid numerous CUP requests before the ZBA.    Any new building or increase of impervious surface shall meet the site plan review requirements of Article 4 of the UDO.
Member Stimpson stated the following:

A. What are the existing businesses on the property which are stated within the CUP request?
B. Where is the septic and well located?

Dan Venturi stated the current uses are Diemer Plumbing, a cabinet maker, a signage company (which recently moved), equipment storage, and a t-shirt shop.  Robert Diemer stated there is one water well and 3 septic systems, one for each building. 
Member Westerman stated the following:
A. What is the status of the proposed storage lockers for the southern property which were approved by the ZBA as a Conditional Use Permit?
B. Is there an existing need for each of the requested uses?
C. What is the impervious surface requirement?

Robert Diemer stated since Planning Department indicated that all the storage could occur outside the proposed structures, subsequently the storage occurred on the northern properties.  Dan Venturi stated some of the requested uses currently exist on the property, however the other uses are those which could be located on the property in the foreseeable future.  The maximum impervious surface is 70%.
Member Raymond stated the following:  

A. After a review of the application and the presentation, it appears the request is the have the site “project ready” for any of the proposed uses.  
B. Will LCDOT require a revised access permit if any expansion occurs on the property?

Dan Venturi emphasized that any new use (even after a CUP approval) is required to obtain a change-of-use from the Planning Department.  Joe Meyer, from LCDOT, stated the Department has no objection to the CUP request, however any expansion of the uses on the property may require a revised Major Access permit from LCDOT.    
Member Hockney stated the following:
A. Does the property contain the exact same operations as 1986?
Dan Venturi stated there was a transition of tenants from 1986.  

Member Zerba stated the following:

A. Upon the inspection of the property, the site is well-maintained.
Member Reindl stated the following:
A. What is the pile located on the property?
The stockpile is limestone which is stored in bins. 

Member Bell stated the following:
A. Has a recycling center been present on the property?
B. How many of the requested uses have occurred on the property in the past?

A recycling center has not been present on the property.  Dan Venturi and Robert Diemer stated with the exception of the recycling center that all the requested uses could be potential uses in the near future.  

3. Cheryl VanDuyse, 25937 Grass Lake Road, Antioch, Illinois, stated the following:
A. Has an administrative CUP been issued for outdoor contractor’s storage?
B. Why does the EPA indicate 2 toxic waste areas on the subject property.

C. Stated the property adjoins a parcel to the south which was backfilled without a permit. ADID wetlands are south of the property.  During the rezoning in 2006, the Lake County Soil & Water District issued a report it addressed flooding concerns.   Under the CUP from 2006, the owner was required to alter grade, provide landscaping and stormwater detention area.  Submitted a site plan from 2006.  Feels applicant should attempt rezone to Limited Industrial to comply with ordinance. Feels uses should not have been grandfathered.  
Dan Venturi stated an administrative CUP for outdoor contractor’s storage was not requested by the County because Diemer Plumbing was grandfathered by the County.  The applicants stated they were unaware of this status from the EPA.  Brad Denz stated the CUP notification procedure does not include the EPA.  Dan Venturi stated all the work the applicants have executed has been approved by the County for the parcel south of the subject property.  
4. Bob Martz, 25711 Grass Lake Road, Antioch, Illinois, stated the following:
A. Was unsure if sufficient space exists for vehicle and boat sales.
B. No objection of the current operation on the subject property. 
Dan Venturi stated vehicle and boat sales are intended for the approval of the accessory items for those uses.  

5. Martin Bodnar, 25765 Mallard Avenue, Antioch, Illinois, stated the following:

A. Stated the property owners have maintained the property well. Questioned the need for a recycling center.
The applicants formally withdrew the request for a recycling center. 
Summary of Department Comments
Zoning Case #4120
Department of Planning, Building and Development
This Department recommends approval of the requested Conditional Use Permit because the request complies with the required standards
The property is consistent with the County Framework Plan designation for a nonresidential use (Retail Commercial designation). The property is zoned General Commercial and is generally compatible with the area.  The subject property abuts and can obtain access to Grass Lake Road via its existing access points, subject to approval by LCDOT.  Any physical improvement to the subject property will necessitate the applicant to install any deficient landscape plantings.  A developed commercial use abuts the subject property to the south and there are several nonresidential uses along Grass Lake Road which establish the commercial character of the immediate area. There are a few single-family residences that obtain access directly from Grass Lake Road to the east and west of the existing commercial uses.  
All Lake County requirements will have to be met prior to the issuance of building permits.  Meeting all requirements will ensure there will be no substantial adverse impacts on the public health, safety, or general welfare.  
Lake County Division of Transportation

LCDOT has no objections to the requested CUP for the commercial uses as outlined in the Zoning Notice.  However, if site improvements for new buildings or parking are proposed for this property in the future, the site will need to be evaluated from a traffic standpoint, and a LCDOT Major Access Permit may be required.
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