Vincent L. Palmieri

604 Ames Street

Libertyville, Illinois 60048

847-996-1380

April 8, 2009

Honorable Mayor Jeffrey Harger

And Members of the Board of Trustees

Of the Village of Libertyville

Re:  Application for Special Use Permit for Parking Lot – Maple Avenue

        First Presbyterian Church

Dear Mayor Harger and Members of the Board:


As a property owner at 309 Maple Avenue, I urge that you deny the request for special use permit for a parking lot on the property known as 212 West Maple Avenue because the petitioner has not met the standards for a special use as set forth in 16-9.5 of the Libertyville Zoning Code.

Proposed Use is Not in Harmony with the Comprehensive Plan.  The Comprehensive Plan clearly shows Maple Avenue as R-7 residential use.  In the recent hearings held to discuss the update of the Comprehensive Plan the Church was silent about it’s plans to convert residential property on Maple Avenue to parking.  The time for the Church to speak up about conversion of residences to parking was at the time the Comprehensive Plan was adopted.  Now the Church must abide by the Comprehensive Plan since 16-9.5(a)(1) clearly states that the proposed use must be in harmony with the Official Comprehensive Plan.  A parking lot for an institutional use is not residential.  The proposed use fails the first test of the ordinance for the granting of special uses.

Proposed Use Will Have an Adverse Impact on the Neighborhood.  The demolition of the residence and construction of a parking lot will continue the blight of the neighborhood and hasten the change in the character of the street from residential to institutional.  Allowing the existing parking lot on a residential street was a mistake. It should not be used as justification for compounding the mistake by tearing down affordable housing to provide a few more close-in parking spaces.  Petitioner has suggested that property values on Maple Avenue have not declined over the last ten years.  This is irrelevant to the question of what impact the additional parking lot will have on the neighborhood.  Values have increased in the Heritage area due to the hard work and investment of the Village in it’s downtown and the preservation of its friendly neighborhoods.  The transfer of more land from residential to commercial-institutional use will hurt and not help the preservation of desirable neighborhoods.  The petitioner bears the burden of proof and has not met the requirements of 16-9.5(a)(2).

The Proposed Use will Interfere with and Dominate the Neighborhood.  The proposed use, together with the existing parking lot, will create a large “gap” on Maple Avenue which will dominate the north side of the street.  The petitioner argues that it will minimize this impact through landscaping, but the reality is that the landscaping will not hide the fact that there is a large parking lot in the middle of a residential street.


Section 16-9.5(c) sets forth standards for considering whether or not the petitioner has met the standards of 16-9.5(a).  Among these are:

(1)
Public Benefit.  The proposed parking lot will only benefit the Church and its tenant the day care center.  There will be no general benefit to the community and certainly no benefit to the neighborhood.

(2)
Alternative Locations.  The Church is already using off site parking locations for its parishioners, and according to testimony before the Plan Commission, is holding talks with the High School District to use the parking lot at nearby Libertyville High School on  Sundays.  Therefore; an easy and cost-effective alternative to the construction of a parking lot is available to the Church.  Denial of the Special Use will not work a hardship on the Church.

(3)
Mitigation of Adverse Impacts.  The only mitigation offered by the Church is landscaping.  No attention has been given to the impact of additional parking lights, noise, or increased traffic.  

The Proposed Use is at Odds with the Goal of Providing Affordable Housing.


The property I own at 309 West Maple is a single family residence converted to two rental units.  Among the tenants who have lived at 309 are a school teacher and a librarian who work in Libertyville.  The rents are reasonable and qualify the property as affordable housing.  I believe the property at 212 West Maple is also rented as affordable housing.  Many of you have taken a public stand in favor of expanding affordable housing in Libertyville.  We need affordable housing so that our children can continue to live in town as they start on their own.  Tearing down another house on Maple Avenue to provide a few more parking spaces for the Church is against the stated goal of increasing affordable housing.  


Creation of this parking lot will not solve the Church’s need for parking.  They will still need to look to other alternatives, such as the High School or even the new downtown parking structure.  I understand and support the Church’s request to allow construction of a new building to replace its existing structure so long as it does not destroy any additional homes.  Please vote to support and preserve our beautiful Heritage District by denying the petition for Special Use for a parking lot.  Thank you.







Sincerely, 







Vincent L. Palmieri

PAGE  
3

