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REPORT TO: PLANNING and ZONING COMMISSION

FROM: MICHAEL S. GARRIGAN, AICP, CNU-A, Community Development Director
DATE: April 7, 2017

SUBJECT: REPORT TO PZB

CASE: Skipper Buds

17-03 AA/RZ/SU/CP

REQUEST: Annexation (Public Hearing)
Special Use (Public Hearing)
Rezoning (Public Hearing)
Concept Plan

LOCATION: 24891 W. Route 173
24965 W. Route 173
24987 W. Route 173
25013 W. Route 173

APPLICANT: Skipper Bud’s
ZONING: B-3 (Village of Antioch) and R-1 (Lake County)
Background

This matter was continued from the last PZB meeting based on a number of concerns related to the
Rezoning and Concept Plan. Over the past month, Staff and the applicant have attempted to address some
of the concerns of commissioners by addressing the future architecture and future landscape buffering.

The applicant is seeking to re-develop the existing marina into a larger facility that would include a new
showroom and several new storage buildings. In addition, the applicant is also proposing a concept for
commercial at the corner of Route 173 and N. First Avenue. The balance of this site is located within the
Village of Antioch and is currently zoned B-3. The applicant is seeking to develop approximately 28.0 acres

and annexing and rezoning approximately 4.22 acres.

The applicant is seeking approval of an Annexation, Special Use for PUD, a Rezoning, and Concept. The
first phase of this project would be the construction of the new showroom and storage buildings. The
second phase would be future commercial development. The applicant will be required to come in with a
Site Plan for approval of the new showroom and storage buildings once they have the final design

completed.



Annexation

The applicant is proposing to annex several lots at the corner of N. First Avenue and Route 173 into the
Village. These lots are currently adjacent to a single-family neighborhood. The subject site is currently
contiguous to the Village of Antioch and is within the Village’s planning area. Moreover, the site is located
within the Village’s Facility Planning Area (FPA) and utilities are located to the east of the subject site.
Prior to any new commercial development at the corner of Route 173 and N. First Avenue, utilities would
have to be extended. The property to east is owned by the applicant and is currently zoned commercial.

Based on the foregoing analysis and trend of development along Route 173, staff would recommend that
the proposed annexation is a logical extension of the Village’s municipal boundaries.

Special Use for Planned Unit Development

When looking at any Special Use request, it is important to look at the surrounding uses so that the
proposed use of the subject site is generally in character of the surrounding uses. The character of the
immediate area is commercial. In accordance with Section 10-15-5, any proposed Special Use must comply
with three findings of facts that are outlined in this section of the Zoning Ordinance. The required findings
of facts are as follows:

Analysis
a) The compatibility of the proposed use with the existing and planned uses on abutting properties:

The surrounding uses and parcels adjacent to the existing marina are in transition. The Skipper Bud'’s
Marina is commercial and the properties that are located to the west of the marina are vacant or
residential. There is an existing single family home with a number of mature trees along with a number of
vacant lots at the corner of Route 173 and N. First Avenue.

At N. First Avenue, the lots to the north and west are currently zoned commercial. In addition, there is a
fuel station to the northwest of these lots at the corner. However, the area to the south is residential and
will continue to be residential.

Commercial development of the subject site can be compatible with the residential character of the area
to the south if the applicant proceeds with sensitive design that reflects the residential character of the
area. There is sufficient buffering between the marina and the existing single-family neighborhood to
minimize any negative impact on the single-family homes. The issue is the redevelopment of the southeast
corner of Route 173 and N. First Avenue. The lots at this corner are vacant. Any future commercial
development should make some efforts to preserve the mature trees and should be designed in a way
that is sensitive to the residential character (i.e. buildings with pitched sloped roofs reflecting the single-
family homes to the south).

b) Any increase in density or intensity of the proposed use that will affect the compatibility of the use
with existing and planned uses in the surrounding area:

The potential expansion of the existing marina is compatible with the existing character of the area.
Specifically, as proposed, the new showroom and storage buildings will incorporate an extensive buffer
between the marina slips and the single-family neighborhood to the southwest to minimize any negative



impact. The parcels being annexed into the Village and being proposed to be developed with commercial
development would be compatible if designed properly and incorporate the appropriate landscape
buffering with the adjacent residential neighborhood.

c) The proposed use will not change the predominant character of the surrounding area:

The character of the surrounding area is in transition. The previous residential character of the area is
transitioning into a more commercial character. To the north of the site is a large school facility and the
lots adjacent to the corner of N. First Avenue and Route 173 are zoned commercial in the county. Based
on the current traffic count on Route 173, Staff does not believe that the corner property of N. First

Avenue and Route 173 are appropriate for residential any longer.

The future Site Plan Review that will be required of this development will help maintain the existing
character of the area by requiring quality commercial development. It will be important to ensure that
any future commercial development of the subject site respect the natural topography of the area and
the proximity to the lakes. The site incorporates extensive mature trees and every effort should be made
to integrate the trees into any future commercial plan.

d) The ability to mitigate adverse and understandable impact to the surrounding area, including, but
not limited to individual impacts, air emissions, noise, vibrations, glare, heat, odors, water
pollution, electromagnetic interference and other nuisance effects:

There is nothing to reflect that the expansion of the marina or the commercial development of the
northwest corner of the subject site would have any negative impact on the air, noise, vibrations, heat,
odor, or create any nuisances if the future Site Plan complies with the Village’s high standards of design.

e) Amount of traffic generated and capacity and design of roadways and available parking facilities
to handle anticipated traffic:

The proposed expansion of this Marina should not have any dramatic impact on additional traffic on Route
173. This section of Route 173 carries approximately 12,000 vehicles per day and the proposed marina
expansion should not have any dramatic impact on increasing traffic. The future Route 173 improvement
plans are intended to stop at Route 59 and there are no engineering plans to widen this section of Route
173. However, there may be some required intersection improvements when any future commercial

development comes through a site plan review process.
f) The effect on infrastructure including water, wastewater, storm water, utilities and streets:

The proposed development is currently on a septic field and will continue to be on septic until the Village’s
utilities are extended to the subject site. Expansion of Skipper Bud’s marina should not have any negative
impact on wastewater, stormwater or utilities. With the potential of future commercial development on
the subject site, there will be a need to extend the utilities to the subject site. Currently, the applicant’s
engineer is working with the Village’s engineer on due diligence on the potential of extending utilities to

the subject site.

g8) The incorporation and integration of architectural and landscape features to mitigate impacts
from the proposed use:



The applicant is simply proposing a concept at this point. In the future, they will be required to submit a
Site Plan Review for the proposed marina expansion and any future commercial on the subject property.

Rezoning

The applicant is seeking to rezone the subject property to B-3 (Service and Wholesale Business District)
from its current residential zoning in Lake County. The lots that are being proposed to be annexed are
residential lots and are adjacent to a residential neighborhood to the south. The character of N. First
Avenue is residential and the applicant has submitted a concept plan that would transform the corner of
N. First Avenue to commercial.

There was some discussion about rezoning to B-1. The applicant has clarified that they are seeking a
uniform zoning with the proposed marina and they strongly believe that a B-3 zoning would allow them
to market the commercial property to the development community.

Prior to making any favorable recommendation for any requested rezoning, it is important that certain
findings or standards be met by the applicant. Any rezoning consistent with lllinois law should meet the
following criteria:

e Be consistent with zoning and land uses in the surrounding area.

e Be consistent with the Village’s policies and Comprehensive Plan.

e Not have any negative impact on the surrounding properties, including the diminishing of
property values.

e Consistent with the trend of development in the adjacent area.

While there is no set of formal findings that are outlined in Section 10-15-4, any proposed rezoning should
take these factors into account. Based on these factors, it is important to look at the surrounding uses
adjacent to the subject site:

North: Commercial (County)
East: Commercial (Antioch)
South: Residential (County)

West: Commercial (County)

The requested zoning of the subject property to B-3 is generally consistent with the commercially zoned
properties that are located to the east, west and north of the subject area. The area along Route 173 is in
transition and is in need of improvements. Based on the trend of development along Route 173, it is clear
that residential uses are slowly transitioning to commercial and institutional uses. This zoning transition
is reflected by the number of houses that incorporate commercial zoning in unincorporated areas.

The 1991 Comprehensive Plan identifies the subject site as commercial and the proposed expansion of
the site to a larger marina is consistent with the current use of the subject site. In addition, as identified
above, the areas along Route 173 are slowly transitioning from residential to commercial. The trend of
development along Route 173 will continue to attract new commercial development to the corridor.

Consistent with Village policy, strip commercial development should be avoided and commercial
development should be focused at intersections and within commercial nodes. In view of the extensive



and undulating topography of the area adjacent to Lake Marie, major efforts need to be made to ensure
the character of the area by maintaining high standards for future commercial development.

Based on the surrounding uses, there is nothing to indicate that the requested B-3 zoning will have any
negative impact on the surrounding properties if the Village’s Site Plan Review Ordinance is followed.
Through the process of good design, extensive landscaping and lighting, any negative externalities on the
single family homes to the south can be mitigated against.

Concept Plan

At this time the applicant is not seeking a site plan for the subject site. In the future, they will be required
to submit a Site Plan Review application prior to making any improvements to the subject site. The
proposed Concept Plan simply identifies the general location of the buildings that would be located on

the subject site.

Generally, a Concept Plan identifies the type of development that will be on the subject property. The
general question before the PZB is whether they are generally supportive of a marina and future
commercial development on the subject site. The details of any future plans will be reviewed as part of a
Site Plan Review application. Specifically, the architectural design, landscaping, lighting, buffering, and
engineer all will be reviewed at a later date as part of a Site Plan Review.

As part of the Concept Plan, the applicant is proposing the following improvements to the approximate
28 acres as part of this future development:

e Two 10,000 square boat storage buildings (Phase I)

* Anew 8,100 square foot show room with a retention pond. (Phase I1)
® Anew 28,000 square foot boat storage building. (Phase I1)

e Retention expansion (Phase 1V)

e Two retail buildings (Phase V)

The applicant is proposing that they maintain their existing full access on Route 173 for this 28.0 acre
site and that a new right-in-right out be added to the future retail phase of this project.

® One element that Staff would like to work with the applicant on is that any future Site Plan for
the different phases pf this project should make every effort to preserve the quality mature
trees on the subject site. Any future Site Plan should take into consideration the extensive
forestation on the site and the forestation should be integrated into the design of the site.

With respect to the future design of the buildings, again, the applicant is only seeking a Conceptual
Review at this time. However, based on the expressed concerns by a number of commissioners, Staff
has been working with the applicant on some general architectural design guidelines for future
commercial development on the subject site.



The applicant has agreed to develop the subject site in a uniform manner that will incorporate a natural
rustic design approach that will fit into the natural setting of the subject site. Specifically, the future
showroom would be constructed out a pre-engineered building with fiber cement plank and stone
accents on the front elevation. The future showroom would be designed with a Northern Woods motif
and incorporate gables and dormers as reflected in the illustration above.

The proposed storage buildings for boats would be pre-engineered metal structures incorporating a
series of neutral colors and browns consistent with the illustration above. A band of cultured stone
would also be incorporated into these proposed buildings as reflected above in addition to extensive
landscaping.

The future commercial retail buildings would also be designed with a uniform design motif and would
incorporate a combination of fiber cement plank and stone consistent with the design of the proposed
showroom on the subject site. While the applicant is seeking relief from the Village’s Site Plan Review
Ordinance, in the case at hand, staff believes that the more natural and Northern Woods motif would
dictate different types of materials to be used on the subject site.

Buffering

In addition, as part of a future Site Plan Review, the applicant has agreed to work with staff to ensure
that the lots along N. First Avenue would incorporate a large landscape buffer to ensure and mitigate
against any negative impact on the single-family homes adjacent to the subject site. The last two lots on
N. First Avenue could incorporate a large natural buffer and extensive efforts would be made to
preserve the existing number of trees on the subject site.

Again, specific details on future buffering and lighting would be fully reviewed as part of a future Site
Plan Review of the future commercial development on the subject site.

RECOMMENDATION

Based on the foregoing analysis, staff recommends that the Planning and Zoning Commission make a
favorable recommendation that the proposed Annexation of the subject property is a logical extension of
the Village’s municipal boundaries. In addition, staff would recommend to the PZB that the proposed
Special Use for a PUD and rezoning of the subject site to B-3 is consistent with the existing character along
the corridor and trend of development. The proposed development should not have any negative impact
on the surrounding area and is clearly consistent with the trend of development along Route 173.



We move that the PZB make a favorable recommendation that the proposed annexation of the
subject site is a logical extension of the Village’s municipal boundaries.

We move that the PZB make a favorable recommendation for approval of the Special Use for a PUD
subject to the following stipulations:

1. Compliance with the requirements of the Village Engineer.
2. Compliance with the Antioch Fire Protection District.

We move that the PZB make a favorable recommendation to the Village Board that the property be
rezoned B-3 (Business Service & Wholesale).

We move that the PZB recommend approval the Concept Plan for Skipper Buds subject to the
following stipulation:

1. Working with Staff on a tree survey and preserving the maximum number of mature trees on

site.
2. Incorporate general architectural design guidelines for the subject site which would be

incorporated within the future Annexation Agreement.
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B-3 (Village of Antioch) and R-1 (Lake County)

The applicant is seeking to re-develop the existing marina into a larger facility that would include a new
showroom and several new storage buildings. In addition, the applicant is also proposing a concept for
commercial at the corner of Route 173 and N. First Avenue. The balance of this site is located within the
Village of Antioch and is currently zoned B-3. The applicant is seeking to develop approximately 28.0 acres
and annexing and rezoning approximately 4.22 acres.

The applicant is seeking approval of an Annexation, Special Use for PUD, a Rezoning, and Concept. The
first phase of this project would be the construction of the new showroom and storage buildings. The
second phase would be future commercial development. The applicant will be required to come in with a
Site Plan for approval of the new showroom and storage buildings once they have the final design

completed.



Annexation

The applicant is proposing to annex several lots at the corner of N. First Street and Route 173 into the
Village. These lots are currently adjacent to a single-family neighborhood. The subject site is currently
contiguous to the Village of Antioch and is within the Village’s planning area. Moreover, the site is located
within the Village’s Facility Planning Area (FPA) and utilities are located to the east of the subject site.
Prior to any new commercial development at the corner of Route 173 and N. First Avenue, utilities would
have to be extended. The property to east is owned by the applicant and is currently zoned commercial.

Based on the foregoing analysis and trend of development along Route 173, staff would recommend that
the proposed annexation is a logical extension of the Village’s municipal boundaries.

Special Use for Planned Unit Development

When looking at any Special Use request, it is important to look at the surrounding uses in order that the
proposed use of the subject site is generally in character of the surrounding uses. The character of the
immediate area is commercial. In accordance with Section 10-15-5, any proposed Special Use must comply
with three findings of facts that are outlined in this section of the Zoning Ordinance. The required findings
of facts are as follows:

Analysis
a) The compatibility of the proposed use with the existing and planned uses on abutting properties:

The surrounding uses and parcels adjacent to the existing marina are in transition. The Skipper Buds
Marina is commercial and the properties that are located to the west of the marina are vacant or
residential. There is an existing single family home with a number of mature trees along with a number of
vacant lots at the corner of Route 173 and N. First Street.

At N. First Street, the lots to the north and west are currently zoned commercial. In addition, there is a
fuel station to the northwest of these lots at the corner. However, the area to the south is residential and
will continue to be residential. -

Commercial development of the subject site can be compatible with the residential character of the area
to the south if the applicant proceeds with sensitive design that reflects the residential character of the
area. There is sufficient buffering between the marina and the existing single-family neighborhood to
minimize any negative impact on the single-family homes. The issue is the redevelopment of the southeast
corner of Route 173 and N. First Avenue. The lots at this corner are vacant. Any future commercial
development should make some efforts to preserve the mature trees and should be designed in a way
that is sensitive to the residential character (i.e. buildings with pitched sloped roofs reflecting the single-
family homes to the south).

b) Any increase in density or intensity of the proposed use that will affect the compatibility of the use
with existing and planned uses in the surrounding area:

The potential expansion of the existing marina is compatible with the existing character of the area.
Specifically, as proposed, the new showroom and storage buildings will incorporate an extensive buffer
between the marina slips and the single-family neighborhood to the southwest to minimize any negative



impact. The parcels being annexed into the Village and being proposed to be developed with commercial
development would be compatible if designed properly and incorporate the appropriate landscape
buffering with the adjacent residential neighborhood.

c) The proposed use will not change the predominant character of the surrounding area:

The character of the surrounding area is in transition. The previous residential character of the area is
transitioning into a more commercial character. To the north of the site is a large school facility and the
lots adjacent to the corner of N. First and Route 173 are zoned commercial in the county. Based on the
current traffic count on Route 173, Staff does not believe that the corner property of N. First Street and
Route 173 are appropriate for residential any longer.

The future Site Plan Review that will be required of this development will help maintain the existing
character of the area by requiring quality commercial development. It will be important to ensure that
any future commercial development of the subject site respect the natural topography of the area and
the proximity to the lakes. The site incorporates extensive mature trees and every effort should be made
to integrate the trees into any future commercial plan.

d) The ability to mitigate adverse and understandable impact to the surrounding area, including, but
not limited to individual impacts, air emissions, noise, vibrations, glare, heat, odors, water
pollution, electromagnetic interference and other nuisance effects:

There is nothing to reflect that the expansion of the marina or the commercial development of the
northwest corner of the subject site would have any negative impact on the air, noise, vibrations, heat,
odor, or create any nuisances if the future Site Plan complies with the Village’s high standards of design.

e) Amount of traffic generated and capacity and design of roadways and available parking facilities
to handle anticipated traffic:

The proposed expansion of this Marina should not have any dramatic impact on additional traffic on Route
173. This section of Route 173 carries approximately 12,000 vehicles per day and the proposed marina
expansion should not have any dramatic impact on increasing traffic. The future Route 173 improvement
plans are intended to stop at Route 59 and there are no engineering plans to widen this section of Route
173. However, there may be some required intersection improvements when any future commercial
development comes through a site plan review process.

f) The effect on infrastructure including water, wastewater, storm water, utilities and streets:

The proposed development is currently on a septic field and will continue to be on septic until the Village’s
utilities are extended to the subject site. Expansion of the Skipper Bud’s marina should not have any
negative impact on wastewater, stormwater or utilities. With the potential of future commercial
development on the subject site, there will be a need to extend the utilities to the subject site. Currently,
the applicant’s engineer is working with the Village’s engineer on due diligence on the potential of
extending utilities to the subject site.

g) The incorporation and integration of architectural and landscape features to mitigate impacts
from the proposed use:



The applicant is simply proposing a concept at this point. In the future, they will be required to submit a
Site Plan Review for the proposed marina expansion and any future commercial on the subject property.

Rezoning

The applicant is seeking to rezone the subject property to B-3 (Service and Wholesale Business District)
from its current residential zoning in Lake County. The lots that are being proposed to be annexed are
residential lots and are adjacent to a residential neighborhood to the south. The character of N. First
Avenue is residential and the applicant has submitted a concept plan that would transform the corner of
N. First Avenue to commercial.

Prior to making any favorable recommendation for any requested rezoning, it is important that certain
findings or standards be met by the applicant. Any rezoning consistent with lllinois law should meet the
following criteria:

e Be consistent with zoning and land uses in the surrounding area.

e Be consistent with the Village’s policies and Comprehensive Plan.

e Not have any negative impact on the surrounding properties, including the diminishing of
property values.

e Consistent with the trend of development in the adjacent area.

While there is no set of formal findings that are outlined in Section 10-15-4, any proposed rezoning should
take these factors into account. Based on these factors, it is important to look at the surrounding uses
adjacent to the subject site:

North: Commercial (County)
East: Commercial (Antioch)
South: Residential (County)

West: Commercial (County)

The requested zoning of the subject property to B-3 is generally consistent with the commercially zoned
properties that are located to the east, west and north of the subject area. The area along Route 173 is in
transition and is in need of improvements. Based on the trend of development along Route 173, it is clear
that residential uses are slowly transitioning to commercial and institutional uses. This zoning transition
is reflected by the number of houses that incorporate commercial zoning in unincorporated areas.

The 1991 Comprehensive Plan identifies the subject site as commercial and the proposed expansion of
the site to a larger marina is consistent with the current use of the subject site. In addition, as identified
above, the areas along Route 173 are slowly transitioning from residential to commercial. The trend of
development along Route 173 will continue to attract new commercial development to the corridor.

Consistent with Village policy, strip commercial development should be avoided and commercial
development should be focused at intersections and within commercial nodes. In view of the extensive
and undulating topography of the area adjacent to Lake Marie, major efforts need to be made to ensure
the character of the area by maintaining high standards for future commercial development.

Based on the surrounding uses, there is nothing to indicate that the requested B-3 zoning will have any
negative impact on the surrounding properties if the Village’s Site Plan Review Ordinance is followed.

q



Through the process of good design, extensive landscaping and lighting, any negative externalities on the
single family homes to the south can be mitigated against.

Concept Plan

At this time the applicant is not seeking a site plan for the subject site. In the future, they will be required
to submit a Site Plan Review application prior to making any improvements to the subject site. The
proposed Concept Plan simply identifies the general location of the buildings that would be located on
the subject site.

Generally, a Concept Plan generally identifies the type of development that will be on the subject
property. The general question before the PZB is whether they are generally supportive of a marina and
future commercial development on the subject site. The details of any future plans will be reviewed as
part of a Site Plan Review application. Specifically, the architectural design, landscaping, lighting,
buffering, and engineer all will be reviewed at a later date.

As part of the Concept Plan, the applicant is proposing the following improvements to the approximate
28 acres as part of this future development:

e Two 10,000 square boat storage buildings (Phase I)

e Anew 8,100 square foot show room with a retention pond. (Phase )
e A new 28,000 square foot boat storage building. (Phase Ill)

e Retention expansion (Phase IV)

e Two retail buildings (Phase V)

The applicant is proposing that they maintain their existing full access on Route 173 for this 28.0 acre
site and that a new right-in-right out be added to the future retail phase of this project.

e One element that Staff would like to work with the applicant on is that any future Site Plan for
the different phases pf this project should make every effort to preserve the quality mature
trees on the subject site. Any future Site Plan should take into consideration the extensive
forestation on the site and the forestation should be integrated into the design of the site.

RECOMMENDATION

Based on the foregoing analysis, staff recommends that the Planning and Zoning Commission make a
favorable recommendation that the proposed Annexation of the subject property is a logical extension of
the Village’s municipal boundaries. In addition, staff would recommend to the PZB that the proposed
Special Use for a PUD and rezoning of the subject site to B-3 is consistent with the existing character along
the corridor and trend of development. The proposed development should not have any negative impact
on the surrounding area and is clearly consistent with the trend of development along Route 173.

We move that the PZB make a favorable recommendation that the proposed annexation of the
subject site is a logical extension of the Village’s municipal boundaries.



We move that the PZB make a favorable recommendation for approval of the Special Use for a PUD
subject to the following stipulations:

1. Compliance with the requirements of the Village Engineer.
2. Compliance with the Antioch Fire Protection District.

We move that the PZB make a favorable recommendation to the Village Board that the property be
rezoned B-3 (Business Service & Wholesale).
We move that the PZB recommend approval the Concept Plan for Skipper Buds subject to the

following stipulation:

1. Working with Staff on a tree survey and preserving the maximum number of mature trees on

site.



