VILLAGE OF LAKE BLUFF
VILLAGE BOARD OF TRUSTEES
COMMITTEE OF THE WHOLE AND
HISTORIC PRESERVATION COMMISSION
SPECIAL WORKSHOP MEETING
Saturday, March 16, 2019
8:30 A.M.
Village Hall Board Room
40 East Center Avenue
MEETING NOTICE AND AGENDA
I. Call To Order
II. Roll Call
III. Non-Agenda Items and Visitors (Public Comment)
The Committee-of-the-Whole allocates fifteen (15) minutes during this item for those
individuals who would like the opportunity to address the Committee-of-the-Whole on any
matter not listed on the agenda. Each person addressing the Committee-of-the-Whole is
asked to limit their comments to a maximum of three (3) minutes.
IV. General Business
i. Discussion Regarding Historic Preservation Policies and Programs
V. Adjournment
R. Drew Irvin
Village Administrator
The Village of Lake Bluff is subject to the requirements of the Americans with Disabilities Act of 1990. Individuals with disabilities
who plan to attend this meeting and who require certain accommodations in order to allow them to observe and/or participate in this
meeting, or who have questions regarding accessibility of the meeting or the facilities, are requested to contact R. Drew Irvin at 2340774 or TDD number 234-2153 promptly to allow the Village of Lake Bluff to make reasonable accommodations.

Choosing Lake Bluff
Hip ideas to help our historic homes.

Village of Lake Bluff
Workshop: Committee of the Whole &
Historic Preservation Commission
March 16, 2019
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•
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•
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•
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•
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•
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Background
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Goals of HPC Ordinance

1. To foster civic pride in the beauty and accomplishments
of the past as represented in the village landmarks;

2. To preserve, promote, maintain, and enhance the village historic resources and
character as a community comprised principally of well maintained single-family
residential neighborhoods and small, thriving business areas oriented to serve the
day to day needs of local residents;
3. To protect and enhance the village attractiveness to residents, businesses,
visitors, and prospective home buyers and businesses;
4. To maintain and improve property values in the village;
5. To protect, preserve, and enhance the village aesthetic appearance and character;
6. To encourage the designation of landmark status upon structures, buildings, sites,
and landscapes at the local, state, and national levels; and
7. To educate the general public on the significance of historic preservation.
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Designation
Current Scope

Landmark

No Designation

Mechanism

Landmark
Structure

Significant Demolition
Review

Nominating
Parties

Owner, Village,
Museum

By Rule: Structures
Over 50 Years Old

Maximum
Demolition Delay

HPC: 120 Days
VB: 150 Days

HPC: 120 Days
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Background
• Landmarks
•

HPC reviews exterior alterations

•

Property can be landmarked without property owner’s consent

•

Modest reductions to building permit and tree removal fees;
eligibility for state property tax freeze

• Significant Demolition Review
•

Can delay demolition or certain significant
alterations of structures over 50 years old
for up to 120 days
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HPC Statistics
In the last ~15 years:
55%
(1133/2057)*

Single-family residences in Lake
Bluff over 50 years old and
subject to demolition review

75%
(50/67)

Structures ultimately
demolished following HPC’s
demolition review**

23%
(7/30)

Landmarks demolished

*
**

Source: Lake County assessment records
Properties demolished at any point after review,
including landmarks designated following demolition review
7

Choosing Lake Bluff

A framework for preserving Lake Bluff’s past.
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Branding

Outreach

I’m thinking of
buying a home…
(Discovering Lake Bluff)

A lifecycle
approach to
investing in
Lake Bluff

Knowledge
I want in!
(Buying in Lake Bluff)

Policy

Incentives

I’m interested in
something new…
(Redevelopment)

I’ve found the
perfect place!
(Rehabilitation)

Policy
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Choosing Lake Bluff:
A New Framework for Preservation
• Encourage stewardship: Attract buyers
interested in preservation, rehabilitation, and
our streetscapes and historic context.
• Influence early decisions leading
to preservation over demolition
• Builds on Village branding and values
• Bridge information gaps in the market
• Emphasize community partnerships
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Branding
I’m thinking of
buying a home…
(Discovering Lake Bluff)

Branding Goals:
• Shape first impressions
of Lake Bluff
• Incorporate our past as integral to
our present and future character
• Focus on future residents;
strengthen sense of place for
current residents
• Make information about our past
accessible and relevant
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Branding
I’m thinking of
buying a home…
(Discovering Lake Bluff)

Branding Tools:
“Lake Bluff At A Glance” Brochure
•

“Investing In Lake Bluff”

•

“Lake Bluff 2023”

Accessible Lake Bluff
•

Identification of historic places,
neighborhoods, districts

•

Driving, bicycling, and walking tours

•

Short histories on significant events
in the life of the Village

•

Timelines and research resources
on Lake Bluff’s historic context
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Knowledge
I want in!
(Buying in Lake Bluff)

Knowledge Goals:
•

Facilitate access to individual property
information and historic context

•

Promote sense of stewardship
in advance of property purchase:

•

•

Preservation and rehabilitation

•

Expectations and incentives

Partner with real estate community
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Knowledge
I want in!
(Buying in Lake Bluff)

Knowledge Tools:
• Lake Bluff Online
•

Interactive online database with
relevant information on Village homes

• Property Dossier
•

Individual fact sheet available to
purchasers and real estate agents

• Real Estate Rider
•

“Rules of the Road” attachment to
contracts
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Incentives
I’ve found the
perfect place!
(Rehabilitation)

Rehabilitation Goals:
• Create a bias for preservation
• Reduce or remove and provide
reasonable incentives for
preservation and rehabilitation
• Encourage homeowners to become
stewards of their property
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Incentives
I’ve found the
perfect place!
(Rehabilitation)

Rehabilitation Tools:
Village policies that encourage preservation,
rehabilitation, and landmarking.
•

Reduced or waived building fees

•

Local property tax freeze for
rehabilitation

•

Zoning flexibility based on HPC input to
permit realistic rehabilitation of historic
properties

•

Coordinate and publicize local action with
national, state, and regional incentives /
processes

•

Recognize architects and builders who
are sensitive to Lake Bluff’s
architectural and social past
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Policy
I’m interested in
something new…
(Redevelopment)

Redevelopment Goals:
• Develop guidelines that influence
demolition and reconstruction of
residential property
• Shift focus from preservation of
an individual structure to
preservation of neighborhood
character
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Policy
I’m interested in
something new…
(Redevelopment)

Redevelopment tools
could include:
•

Extended demolition review period
for select structures

•

Strict application of existing
regulations in replacement structures

•

Residential material standards as developed
by the Architectural Board of Review

•

Residential design review that focuses
narrowly on relationship to adjacent
structures and streetscape

18

Village policies that complement
a preservation framework

19

Policy Review
• Current Scope
• Proposed Scope – Individual Structures
• Proposed Scope – Areas
• Proposed Criteria
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Designation
Current Scope

Landmark

No Designation

Mechanism

Landmark
Structure

Significant Demolition
Review

Nominating
Parties

Owner, Village,
Museum

By Rule: Structures
Over 50 Years Old

Maximum
Demolition Delay

HPC: 120 Days
VB: 150 Days

HPC: 120 Days
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Designation
Proposed
Scope
(Structures)

Landmark

Historic

No Designation

Tool

Landmark
Structure

Historic
Structure

Significant
Demolition
Review

Nominating
Parties

Owner, Village

Village

By Rule:
Structures Over
50 Years Old

Maximum
Demolition
Delay

HPC: 120 Days
VB: 365 Days

HPC: 120 Days

HPC: 120 Days
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Designation
Proposed
Scope
(Area)

Landmark

Historic

No Designation

Tool

Landmark
District

Historic
District

N/A

Nominating
Parties

51%+ of
Owners

Village

N/A

Maximum
Demolition
Delay

HPC: 120 Days
VB: 365 Days

HPC: 120 Days

N/A
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Proposed Criteria
Landmark

Highest quality examples
Highest protection under ordinance
Highest level of consideration

Historic

Notable and worthy of preservation
Narrow protections
Prompt consideration

No
Designation

Continue review and monitoring
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Next Steps
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Next Steps
1. Formally adopt Choosing Lake Bluff
as a framework for preservation in Lake Bluff
2. Develop Branding and Knowledge resources
•

Prioritization and timeline

•

Budget and use of community resources and partners

3. Develop Rehabilitation and Redevelopment policies
•

Recommendations for fees and other policy elements

4. Comprehensively amend HP ordinance
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Appendix
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Appendix Contents
• Examples of historic preservation publications
• Cross-reference of Choosing Lake Bluff
to 2017 HPC recommendations
• Cost and effort estimates for proposed tools
• Cross-reference of demolition delays
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November 2017 Recommendations
Current Proposal
1.

Create historic districts

Yes - Modified

2.

Add “honorary” landmarking

Yes

3.

Homeowner required at hearings

No

4.

Increase demolition delay to one year

Yes - modified

5.

Continue historic surveying

In progress

6.

Develop “heritage lot” regulations

Modified

7.

Revise application

Yes

8.

Develop outreach program

Yes

9.

Develop new preservation funding sources

Yes
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Branding: Resources Necessary
Implementation
Effort

Implementation
Cost

Ongoing
Cost

Moderate

Moderate

Low
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Knowledge: Resources Necessary
Implementation
Effort

Implementation
Cost

Ongoing
Cost

LB Online

High

High

Moderate

Dossier

Moderate

Low

Low

Rider

Moderate

Low

Low
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Incentives: Resources Necessary
Implementation
Effort

Implementation
Cost

Ongoing
Cost

Coordination

Moderate

Low

Low

Incentives

High

Low

High
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Policy: Resources Necessary
Implementation
Effort

Implementation
Cost

Ongoing
Cost

Moderate

Low

Low
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Proposed Demolition Delay
Landmark

Up to:
HPC – 120 Day Delay
VB – 365 Day Delay

Historic

Up to:
HPC – 120 Day Delay

No
Designation

Maintain Significant
Demolition Review
(Up to 120 Day Delay by HPC)
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WRITTEN COMMENTS
VILLAGE BOARD AND HISTORIC PRESERVATION COMMISSION WORKSHOP
MARCH 16, 2019
We support the efforts of the Historic Preservation Commission and Village Board to
preserve the history and character of Lake Bluff. The proposals outlined in the
meeting packet are very positive steps toward this goal.
We would respectfully request that the HPC and Board also include in their
discussions and work the preservation of homes that were rated as Significant in the
1998 Susan Benjamin survey.
83 homes and buildings were designated as Significant, the highest rating, in that
survey. Sadly, 16 of those homes and structures have been demolished. 14 of those
homes or structures (just 13% of these most historic and significant homes) were
designated as landmarks, and 3 of those were demolished shortly after the
designation.
As discussed in comments submitted to the HPC in February while we were out of
town, we believe that a very low cost, but highly effective way of preserving historic
homes, especially those that are designated as Significant, is for the HPC and the
Board to actively promote landmarking of these homes. Specifically, we encourage
the HPC and Board to take the following actions:
First, we think that there is a need for better communication and coordination with
other Village entities, and non-Village entities, like the Lake Bluff History Museum.
This would ensure that all Village residents and prospective residents have a better
understanding of historic preservation. Based on our experience, we believe there
is not only a lack of understanding but also a lot of misinformation about historic
preservation which has gone uncorrected for too long.
We shared in some of that lack of understanding, in that we thought that since our
home was a Distinguished Home Award Winner, having it designated as a Landmark
was unnecessary. We suspect other DHA Winners may have a similar
misunderstanding since many of the qualifying DHA homes have applied for
Landmark status. We think that HPC and the Museum should provide direct
communication and support to all DHA winners to encourage and support them in
seeking Landmark status for their homes. We are glad to provide any assistance in
this regard, including how to conduct the research necessary to support a landmark
application or to discuss our experience with the process, which we found to be
fairly simple and straightforward.
We also think that a similar, direct communication and related support should be
provided to homeowners whose homes were designated as Significant in Susan
Benjamin’s 1998 Survey of Village homes. Those homes, at least those that remain,

would easily qualify for landmark status, and the information in the Survey provides
a significant head start on completing the landmark application.
In conjunction with that direct communication, we think it is important that the
Village, acting through the HPC, clear up the many misconceptions about Landmark
designation. We continue to hear about these, and even though they are completely
without basis, we believe that they continue to discourage qualifying homeowners
from landmarking their homes. Some of these misperceptions include:
•
•
•
•
•

Landmarking your home prevents internal remodeling
Landmarking your home prevents any external changes
Landmarking your home de-values your home
Landmarking your home makes it harder to sell
Landmarking affects your mortgage or prevents you from refinancing an
existing mortgage.

None of these statements is true or for that matter has any factual basis. The first
two are easily debunked by the clear provisions of the Historic Preservation
ordinance. The third and fourth are clearly debunked by actual sales data, and the
fact that designated landmarking does not prevent a demolition of an existing home,
and may in fact, reduce delays to demolition. Reviewing publicly-available sales
data, the homes designated as significant and which were DHA winners which sold
in the last 24 months, attained an average sales price of $413 per square foot,
substantially greater than other existing home sales in the Village during this time
period. And, finally, as we can attest, designated landmarking has no effect at all on
standard mortgages or refinancing of mortgages.
Third and finally, we believe that as the HPC and the Village consider these
important issues, that we all remember that facts are important and must be key to
decision making. Our experience has been that those facts have not appropriately
come forward in discussions on these issues, including data within the Village and
benchmarking information about how other similar communities are resolving
these issues. As the late Senator Patrick Moynihan said: “Everyone is entitled to
their own opinion, but they are not entitled to their own set of facts.” We think that
those facts and data need to be culled and obtained and that they need to be the
common ground from which decisions are made. In our experience, there has been
a reluctance or resistance to such facts coming forward, especially when they show
potential areas for improvement. If we stay focused on the goal, i.e. enhancing and
improving our community for our residents, perhaps facts that identify areas for
improvement need not be viewed as “shame or blame” but as the necessary path to
comprehensive solutions.
Thank you for your consideration and your continued commitment to historic
preservation.

Ed and Mary Wynn
502 East Prospect Avenue
Kristin Ashley and Jim Kendros
406 East Prospect Avenue
Jenny Barthold
415 East Prospect Avenue

