VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
MEETING
Wednesday, May 15, 2019
Village Hall Board Room
40 East Center Avenue
7:00 P.M.
AGENDA
1. Call to Order and Roll Call
2. Non-Agenda Items and Visitors (Public Comment Time)
The Joint Plan Commission & Zoning Board of Appeals Chair and Board Members allocate fifteen (15) minutes
during this item for those individuals who would like the opportunity to address the Board on any matter not
listed on the agenda. Each person addressing the Joint Plan Commission & Zoning Board of Appeals is asked to
limit their comments to a maximum of three (3) minutes.

3. Consideration of the April 17, 2019 PCZBA Regular Meeting Minutes
4. Chair Administers the Oath to Those Participating In Public Hearings
5. A Public Hearing for 910 Sherwood Drive (Quest Performance LLC) to consider a special use
permit pursuant to Sections 10-4-2(E) and 10-13-3 of the Zoning Regulations to use Unit 22 of the multi-tenant
building located upon the property as a “physical fitness facility 500 square feet or greater” and any other zoning
relief as required to commence the proposed use. (PCZBA May Recommend to Village Board)

6. A Public Hearing for 407 East Prospect Avenue to consider a variation from Section 10-5-3 to
construct an open front porch within the front yard setback and any other zoning relief as required to complete
the proposed work (PCZBA May Recommend to Village Board)

7. A Public Hearing for 224 East Center Avenue to consider: (i) a variation from Section 10-5-6 to
exceed the maximum gross floor area by constructing an addition; (ii) from Section 10-5G-2 to relocate an air
conditioner condenser and related appurtenances into a required side yard setback; and (iii) any other zoning
relief as required to complete the proposed work. (PCZBA May Recommend to Village Board)

8. A Public Hearing for 101 Waukegan Road to consider: (i) a variation from Section 10-7A-6 to construct
new parking stalls closer than permitted to the front lot line; (ii) a variation from Section 10-7A-5 to relocate a
smoking shelter both within the side yard and within the yard provided along a public highway; and (iii) any
other zoning relief as required to complete the proposed work. (PCZBA Will Continue To June 19, 2019)

9. Staff Report
 Sustainability Plan
10. Commissioner’s Report
11. Adjournment

The Village of Lake Bluff is subject to the requirements of the Americans with Disabilities Act. Individuals with who
require accommodations in order to allow them to observe and/or participate in this meeting, may contact Glen Cole,
Assistant to the Village Administrator, at (847) 283-6889 or TDD number (847) 234-2153 in advance to allow the
Village of Lake Bluff to make reasonable accommodations.

VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
MEETING
APRIL 17, 2019
DRAFT MINUTES
1. Call to Order & Roll Call
Chair Peters called to order the regular meeting of the Joint Plan Commission and Zoning Board of
Appeals (PCZBA) of the Village of Lake Bluff on Wednesday, April 17, 2019, at 7:00 p.m. in the
Village Hall Board Room (40 E. Center Avenue).
The following members were present:
Members:

Jill Danly
Elliot Miller
James Murray (via phone)
George Russell
Gary Peters, Chair

Absent:

Sam Badger
David Burns

Also Present: Ben Schuster, Village Attorney (VA)
Glen Cole, Assistant to the Village Administrator (AVA)
Chair Peters reported that a notice was received from Member Murray in accordance with the Village’s
Electronic Attendance at Meetings Policy. Member Murray will be deemed authorized to attend the
meeting electronically unless a motion objecting to his electronic attendance is made. There were no
objections and Member Murray was deemed present.
Chair Peters thanked former Member Sam Badger for his 12 years of exceptional service on the Plan
Commission and PCZBA. He said Member Badger bought an excellent work ethic and tremendous
professional expertise to both committees which he found to be invaluable and wished him well on
future endeavors.
2. Non-Agenda Items and Visitors (Public Comment Time)
Chair Peters stated the PCZBA allocates 15 minutes during this item for those individuals who would
like the opportunity to address the PCZBA on any matter not listed on the agenda. Each person
addressing the PCZBA is asked to limit their comments to a maximum of three minutes.
There were no requests to address the PCZBA.
3. Consideration of the March 20, 2019 PCZBA Regular Meeting Minutes
Member Miller moved to approve the March 20, 2019 PCZBA Regular Meeting Minutes as presented.
Member Russell seconded the motion. The motion passed on a unanimous voice vote.
Chair Peters said the Applicant for Agenda Item #5-Public Hearing has not arrived and recommended
taking Agenda Item #6-Staff Report. There were no objections.
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4. Staff Report (L-1 Use History)
AVA Cole said the PCZBA discussed the history of use regulations in the L-1 Light Industry District
and efforts to review and revise the zoning use table to be more permissive in the district. Excerpts of
minutes provided show key points in the consideration of the use changes recommended by the
Waukegan Road Corridor Study in 2011. The discussions did not result in any comprehensive
amendments or direct changes to the use table.
In response to a question from Chair Peters, AVA Cole said at the discretion of the PCZBA the
discussions this evening could include matching up the permitted uses in the Central Business District
(CBD) to those in the L-1 District, use table restructure, amongst other approaches. Chair Peters said it
could be beneficial to explore whether permitted uses in the CBD could be adopted in the L-1 District.
A discussion followed.
Member Russell said he would be in favor of reviewing all uses in the L-1, L-2 and CBD Districts as the
general sentiment of previous discussions was to make the process easier for businesses, such as the
florist consultant, to operate in the L-1 District without having to endure application cost. However,
prior to moving forward he would prefer the PCZBA focus on discussions regarding the Comprehensive
Plan.
Chair Peters said from a timing perspective this may be a good approach because he thinks there might
be some Comprehensive Plan related activities and the L-1 Use history should be revisited at a later
time.
Member Miller asked if the pre-application workshop, similar to the one for the Smedbo Property, could
be applied to simple businesses that desire to operate in the L-1 District. Chair Peters said maybe this
approach should be adopted in the short term, if it works out from a Staff perspective then address it
more globally when an opportunity is presented. The intent should be to make it as efficient as possible
for everyone involved.
Member Danly commented on how often the word “simplify” was used in previous minutes and
questioned how to make the process easier and give tax breaks for the Village. She said she feels this
approach could be one step toward simplifying the process.
AVA Cole reported on potential zoning applications for a fitness facility in the L-1 District and
variations for 101 Waukegan Road as the plan is to expand rear parking into the 50 ft. setback. A
discussion followed.
5. A Public Hearing for 49 & 51 Sherwood Terrace
Chair Peters stated VA Ben Schuster advised him that the PCZBA may proceed with Agenda Item #5, A
Public Hearing for 49 & 51 Sherwood Terrace, on behalf of the Applicant. He does not know why the
Applicant is not present but he thinks this would be the efficient way to proceed.
VA Schuster reviewed the legality regarding this type of proceedings.
Chair Peters opened the public hearing and asked that the record reflect that the PCZBA adopted and
incorporated by reference the Petitioner’s filing. The PCZBA may proceed to discuss the merits of a
possible text amendment and/or special use permit.
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Chair Peters opened the floor for comments from the commissioners.
Member Danly had no comments but said she would encourage the PCZBA to consider how to simplify
the process and allow businesses of this statute/standard to operate in the L-1 District. In response to a
question from Chair Peters, Member Danly said she would prefer a special use permit (SUP) then asked
for clarification regarding a SUP and text amendment.
Following a request from Chair Peters, AVA Cole explained the text amendment and SUP process.
Following his explanation, Member Danly said she did not see anything in the application that would
require a SUP and she recommended it be considered a permitted use.
Chair Peters explained why it was necessary for the PCZBA to contemplate how to define “Florist.”
In response to a comment from Member Miller, VA Schuster said the PCZBA can make the text
amendment “florist” and leave it open and broad to include retail and non-retail businesses. If the
PCZBA desires, the text amendment could be defined as “florists not primarily engaged in retail
activities”. He stated that while this particular applicant describes the business as non-retail, nothing
would prevent another applicant from operating a retail shop, if the text amendment is defined as
“florist”. A discussion followed.
Member Miller said he thinks it should be a text amendment defined as an “open florist” rather than
wholesale or retail florist.
Member Russell asked for clarification regarding the type of business and services for this particular
applicant. He asked what information was relayed that would require this discussion and not allow the
applicant to operate as of right pursuant to the “general office” designation.
AVA Cole described his understanding of the business and services described in the application. In this
particular case there is a provision that says “florists” are not allowed in the L-1 District as well as a SIC
Code reference that includes both wholesale and retail florists. Pursuant to Village regulations, florists
are not a permitted use in the L-1 District.
Member Russell said given the manner which previous bodies have discussed the possibility of allowing
retail businesses and if all requirements of the Zoning Code are met, he would highly favor a text
amendment to allow florist operations because this use might attract people and it will have no negative
impact on the area.
Member Danly commented on the purchase transition for a similar Lake Bluff floral business, Designs
by Jody, and said she does not think the wording should be so specific as to prevent these type of
transactions from occurring because transitions will inevitably occur in consultant, distributors and
wholesale businesses. AVA Cole noted for clarity that Designs by Jody is actually located within the
corporate boundary of the Village of Green Oaks.
Member Murray said he would support a text amendment and a permitted use.
Chair Peters commented that the applicant would have flowers delivered to the facility at periodic
intervals and noted he is not opposed to temporary storage. He asked, for the purpose of clarity, how
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long the flowers will be stored onsite prior to shipment. AVA Cole said it would be conjecture for him
to answer that question. A discussion regarding the floor plan ensued.
Member Russell commented on non-related maintenance items for the facility which included existing
tenant signage and an erected storage building fronting Route 41 and asked if Staff could address the
issues.
Following a comment from Chair Peters regarding the PCZBA authority, Member Miller made a motion
to recommend to the Village Board allow florists as a permitted use in the L-1 District. Member Danly
seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(5)
(0)
(2)

Danly, Miller, Murray, Russell, Peters
Badger, Burns

6. Commissioner’s Report
There was no report.
VA Schuster extended an invite to the PCZBA members to the upcoming Holland & Knight Biennial
Local Government Law Seminar for Illinois Local Government Officials which will be held at Ravinia
Festival on May 2nd. VA Schuster provided information on the seminar.
7. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn the
meeting. Member Danly seconded the motion. The meeting adjourned at 7:29 p.m.
Respectfully submitted,

Glen Cole
Assistant to the Village Administrator
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VILLAGE OF LAKE BLUFF
Memorandum

TO:

Chair Peters and Members of the Joint Plan Commission & Zoning Board of Appeals

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

May 10, 2019

SUBJECT:

Agenda Item #5 – 910 Sherwood Drive (Quest Performance LLC)

Applicant Information:

Quest Performance Training LLC

Purpose:

To allow a physical fitness facility greater than 500 square feet
to operate in the L-1 Light Industry District.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use Regulations:

Section 10-4-2 (Special Use Permits)
Section 10-7A-1 (Purpose of the Light Industry District)
Section 10-13-3 (Zoning Use Table)

May 1, 2019
April 30, 2019

Summary and Background Information
In March 2019, Quest Performance Training LLC (“Applicant”) applied for a business occupancy
certificate and began operations in Unit 22 of the multi-tenant building located at 910 Sherwood
Terrace. Following an inspection by the Village, the Petitioner was notified that a Special Use Permit
was required to conduct the Business as it is a physical fitness facility over 500 square feet in area.
Subsequently, On May 25, 2018, the Village of Lake Bluff received a zoning relief application from the
Applicant to authorize a physical fitness facility over 500 square feet to operate in the L-1 Light Industry
District.
Planning Analysis
Legislative History: The Village previously authorized physical fitness facilities under 500 square feet
to operate without zoning relief pursuant to Ord. 2018-2 passed January 22, 2018. The amendment was
made following an application by a pilates studio to locate in a space smaller than 500 square feet within
the Central Business District. At that time, the PCZBA discussed various possible changes to the
treatment of physical fitness and decided to treat small facilities (under 500 square feet) as permitted
uses while still requiring larger facilities to proceed through the special use process. The minutes of the
PCZBA’s January meeting concerning this subject are attached.
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Existing Uses: In addition to the downtown Pilates studio (est. Feb 2018), Village records show the
following Special Use Permits or similar relief (e.g. use variations) previously granted for the operation
of physical fitness facilities by private operators:







Racquet Club of Lake Bluff
Pilates Studio of Lake Bluff
Focused Results
Vlad’s Gym
Lyft Health and Fitness
Crossfit Hunter Fitness

March 1972
January 2006
November 2015
February 2016
August 2016
November 2016

945 North Shore Drive (L-1)
61 East Scranton Avenue (CBD)
14 East Scranton Avenue (CBD)
910 Sherwood Drive (L-1)
960 North Shore Drive (L-1)
37 Sherwood Terrace (L-1)

The Village has no record of any complaint associated with the use and operation of any of the above
physical fitness facilities.
Planning Documents: Relevant sections from the Village’s planning documents include:
 The 1997 Comprehensive Plan states that the Village should “Encourage appropriate commercial
and light industrial development and re-development that will diversify the Village’s long-term
revenue base without significantly increasing the demand for public services.
 The Waukegan Road Corridor Study does not make specific recommendations for the subject
property; however, it:
o Recommends that the Village “assess existing uses and Village revenue from […] light
industrial development” and “review opportunities for enhanced […] light industrial uses;”
o Notes that “current zoning limits uses […in the study area…], force property owners and
tenants to undergo the time consuming zoning variance process to locate in the study area.”
o Recommended that physical fitness facilities be a special use in the study area.

[Memo continues next page.]
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Standards for Special Use Permits
Should the PCZBA recommend that the Village Board amend the Zoning Ordinance to provide for the
subject use as a special use in the L-1 Light Industry District, the PCZBA may simultaneously
recommend the Board grant the Applicant a Special Use Permit to conduct their business. In considering
this request, the Municipal Code identifies the following standards:
3. Standards For Special Use Permits: No special use permit shall be granted pursuant
to this subsection unless the applicant shall have established each of the following
standards:
a. General Standard: The proposed use will not have a substantial or undue
adverse effect upon adjacent property, the character of the area, or the public
health, safety, and general welfare.
b. No Interference With Surrounding Development: The proposed use will be
constructed, arranged, and operated so as not to dominate the immediate vicinity
or to interfere with the use and development of neighboring property in
accordance with the applicable district regulations.
c. Adequate Public Facilities: The proposed use will be served adequately by
essential public facilities and services such as streets, public utilities, drainage
structures, police and fire protection, refuse disposal, parks, libraries, and schools,
or the applicant shall provide adequately for such services as a condition of being
granted a special use permit under this section.
d. No Traffic Congestion: The proposed use will not cause undue traffic or
traffic congestion.
e. No Destruction Of Significant Features: The proposed use will not result in
the destruction, loss, or damage of natural, scenic or historic features of
significant importance.
f. Compliance With Standards: The proposed use will comply with all
additional standards imposed on it by the particular provision of this title
authorizing such use.
g. Title Purposes: The proposed use will be in harmony with the general and
specific purposes for which this title and the regulations of the district in question
were enacted.
In addition to determining if the Applicant meets the above standards, the PCZBA should consider what,
if any, such protective conditions are necessary and appropriate for the subject Special Use Permit.
Specifically, the PCZBA is empowered to recommend that the Village Board impose:
[…] Such protective restrictions and conditions concerning use, construction,
character, location, landscaping, screening, off street parking, health and safety standards,
minimum area and dimension requirements, and other matters relating to the purposes
and objectives of this title upon the premises benefited by a special use permit as may be
necessary or appropriate to prevent or minimize adverse effects upon other property and
improvements in the vicinity of the subject property or upon public facilities and services.
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PCZBA Authority
The PCZBA has the authority to recommend that the Village Board:
 Approve, approve with conditions, or deny the Special Use Permit.
Recommendation
The Petitioners have provided statements addressing the relevant standards for relief in the attached
application. The PCZBA should consider if the Petitioners’ statements and submitted materials satisfy
the established standards.
After commencing the public hearing on the proposed variations, the PCZBA should take one of the
following actions:


If more information is required, continue the public hearing to a date certain to allow the
Petitioners to provide additional information requested by the PCZBA;



If more information is not required, the PCZBA may recommend that the Village Board:
o Grant a Special Use Permit to the Applicant with or without specific conditions; or,
o Not grant a special use permit.

Attachments
 A copy of the Petitioners’ application with supporting documentation.
 Draft special use permit ordinance.
 Minutes of the January 2018 PCZBA regular meeting.
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ORDINANCE NO. 2018-__

AN ORDINANCE GRANTING A SPECIAL USE PERMIT
TO QUEST PERFORMANCE TRAINING LLC
TO OPERATE A PHYSICAL FITNESS FACILITY 500 SQUARE FEET OR GREATER
IN THE VILLAGE’S L-1 LIGHT INDUSTRY ZONING DISTRICT

Passed by the Board of Trustees, ________________, 2019
Printed and Published, __________________, 2019

Printed and Published in Pamphlet Form
by Authority of the
President and Board of Trustees
VILLAGE OF LAKE BLUFF
LAKE COUNTY, ILLINOIS

I hereby certify that this document
was properly published on the date
stated above.

Village Clerk

ORDINANCE NO. 2019-__
AN ORDINANCE GRANTING A SPECIAL USE PERMIT
TO QUEST PERFORMANCE TRAINING LLC
TO OPERATE A PHYSICAL FITNESS FACILITY 500 SQUARE FEET OR GREATER
IN THE VILLAGE’S L-1 LIGHT INDUSTRY ZONING DISTRICT
WHEREAS, Quest Performance Training LLC ( “Applicant”) desires to operate a
physical fitness facility ("Business") on the property located at 910 Sherwood Drive Unit #22,
within the Village's "L-1" Light Industry District, which property is legally described in Exhibit A
to this Ordinance (“Subject Property”); and
WHEREAS, in the “L-1” Light Industry District, physical fitness facilities in excess
of 500 square feet in area require a special use permit to operate pursuant to Section 10-13-3 of
the Zoning Regulations; and,
WHEREAS, the Applicant has requested approval of a special use permit for a
physical fitness facility 500 square feet or greater to permit the operation of the Business at the
Subject Property ("Special Use Permit"); and
WHEREAS, a public notice describing the Applicant’s application for the Special
Use Permit was duly advertised on or before May 1, 2019 in the Lake County News-Sun, and
the Joint Plan Commission and Zoning Board of Appeals (“PCZBA”) held a public hearing on
May 15, 2019, for the purpose of considering the Special Use Permit; and
WHEREAS, at the close of the public hearing on May 15, 2019, the PCZBA
recommended that the Village Board grant the Special Use Permit; and
WHEREAS, the Board of Trustees has determined that it would be in the best
interest of the Village to approve the Special Use Permit in accordance with, and subject to, the
conditions, restrictions, and provisions of this Ordinance; and
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The foregoing recitals are incorporated herein as the findings of the Lake Bluff
Board of Trustees.
Section 2.

Public Hearing.

A public hearing to consider the application for the Special Use Permit was duly
advertised on or before May 1, 2019, in the Lake County News-Sun, and was commenced and
completed by the PCZBA on May 15, 2019, on which date the PCZBA recommended that the
Board of Trustees approve the Special Use Permit subject to the conditions set forth in Section
4 of this Ordinance.
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Section 3.

Special Use Permit Approval.

Pursuant to the standards and procedures set forth in Section 10-4-2E of the
Lake Bluff Zoning Regulations and subject to and contingent on the conditions in Section 4 of
this Ordinance, the Board of Trustees hereby approves the Special Use Permit for the operation
of the Business on the Subject Property.
Section 4.

Conditions.

The approval granted in Section 3 of this Ordinance is hereby expressly subject
to and contingent on each of the following conditions, restrictions, and provisions:
A.
Compliance with Application. The Business and the Subject Property
must be constructed, used, and maintained in substantial accordance with the Applicant’s
March 26, 2019 Zoning Application and accompanying documents attached to this Ordinance
as Exhibit B.
B.
Compliance with Applicable Law. In addition to the other specific
requirements of this Ordinance, the Business, the Subject Property, and all operations
conducted thereon and therein must comply at all times with all applicable federal, state, and
Village statutes, ordinances, resolutions, rules, codes, and regulations, including without
limitation this Ordinance.
Section 5.

Failure To Comply With Conditions.

Upon failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Ordinance, the approval granted in Section 3 of this Ordinance
will, at the sole discretion of the Board of Trustees, by ordinance duly adopted, be revoked and
become null and void.
Section 6.

Binding Effect.

The privileges, obligations, and provisions of each and every section of this
Ordinance are for the benefit of and bind the Applicant, unless otherwise explicitly set forth in
this Ordinance. Nothing in this Ordinance will be deemed to allow this Ordinance to be
transferred to any person or entity other than the Applicant without a new application for
approval.
Section 7.
A.
following events:

Effective Date.

This Ordinance will be effective only upon the occurrence of all of the

i.

Passage by the Board of Trustees of the Village of Lake Bluff in the
manner required by law; and

ii.

Publication in pamphlet form in the manner required by law; and

iii.

The filing by the Applicant with the Village Clerk, for recording in the
Office of the Lake County Recorder of Deeds, of an unconditional
agreement and consent to accept and abide by each and all of the terms,
conditions, and limitations set forth in this Ordinance. The unconditional
agreement and consent must be executed by the Applicant. The
unconditional agreement and consent must be substantially in the form
attached hereto and incorporated herein as Exhibit C.
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B.
In the event that the Applicant does not file with the Village Clerk the
unconditional agreement and consent required by Paragraph 7.A(iii) of this Ordinance within 60
days after the date of final passage of this Ordinance, the Board of Trustees of Trustees will
have the right, in their sole discretion, to declare this Ordinance null and void and of no force or
effect.
PASSED this __ day of ________________, 2019, by vote of the Board of Trustees of
the Village of Lake Bluff, as follows:
AYES:
NAYS:
ABSTAIN:
ABSENT:
APPROVED this ___ day of _________, 2019.

Village President
ATTEST:

Village Clerk

FIRST READING:

______________________________

SECOND READING:

______________________________

PASSED:

______________________________

APPROVED:

______________________________

PUBLISHED IN PAMPHLET FORM: _______________________
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Exhibit A
Description of Subject Property
Legal Description:
LOT 5 (EXCEPT THE WEST 213 FEET) IN UNIT 1 OF NORTH SHORE INDUSTRIAL AND
RESEARCH CENTER, BEING A SUBDIVISION OF PARTS OF SECTIONS 19 AND 20,
TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF RECORDED OCTOBER 11, 1967, AS DOCUMENT
1354992, IN BOOK 44 OF PLATS, PAGE 38 AND CORRECTED BY CERTIFICATE OF
CORRECTION, RECORDED OCTOBER 7, 1968 AS DOCUMENT 1396277, IN LAKE
COUNTY, ILLINOIS.
PIN:

12-19-404-011

Commonly known as 910 or 911 Sherwood Drive or as 42 Sherwood Terrace

Exhibit B
Zoning Application

Exhibit C
Applicant’s Unconditional Agreement and Consent
TO:

The Village of Lake Bluff, Illinois (“Village”):

WHEREAS, Quest Performance Training LLC ( “Applicant”) desires to operate a
physical fitness facility ("Business") on the property located at 910 Sherwood Drive Unit #22,
within the Village's "L-1" Light Industry District, which property is legally described in Exhibit A
to this Ordinance (“Subject Property”); and
WHEREAS, the Applicant has requested approval of a special use permit for a
physical fitness facility 500 square feet or greater to permit the operation of the Business at the
Subject Property ("Special Use Permit"); and
WHEREAS, Ordinance No. ___________, adopted by the President and Board
of Trustees of the Village of Lake Bluff on _____________, 2019, (“Ordinance”) grants the
requested special use permit for the Business and the Subject Property, subject to certain
modifications, conditions, restrictions, and provisions; and
WHEREAS, Subsection 7.B of the Ordinance provides, among other things, that
the Ordinance will be of no force or effect unless and until the Applicant files with the Village
Clerk, within 60 days following the passage of the Ordinance, its unconditional agreement and
consent to accept and abide by each of the terms, conditions and limitations set forth in said
Ordinance;
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and
abide by all of the terms, conditions, restrictions, and provisions of the Ordinance.
2.
The Applicant acknowledges that public notices and hearings have been
properly given and held with respect to the adoption of the Zoning Amendment and the
Ordinance, has considered the possibility of the revocation provided for in the Ordinance, and
agrees not to challenge any such revocation on the grounds of any procedural infirmity or a
denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will
not be, in any way, liable for any damages or injuries that may be sustained as a result of the
Village’s issuance of any permits for the use of the Business and the Subject Property,
including, without limitation, the special use permits approved in the Ordinance, and that the
Village’s issuance of any such permits or approvals does not, and will not, in any way, be
deemed to insure the Applicant against damage or injury of any kind and at any time.
4.
The Applicant agrees to and does hereby hold harmless and indemnify
the Village, the Village’s corporate authorities, and all Village elected and appointed officials,
officers, employees, agents, representatives, and attorneys, from any and all claims that may, at
any time, be asserted against any of such parties in connection with the operation and use of
the Business or the Subject Property, or the Village’s adoption of the Zoning Amendment and
the Ordinance.

Dated: ____________, 2019.
ATTEST:

QUEST PERFORMANCE TRAINING, LLC

By:

By:

Its:

Its:

VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
JANUARY 17, 2018
APPROVED MINUTES
1. Call to Order & Roll Call
Chair Kraus called to order the regular meeting of the Joint Plan Commission and Zoning Board
of Appeals (PCZBA) of the Village of Lake Bluff on Wednesday, January 17, 2018, at 7:00 p.m.
in the Village Hall Board Room (40 E. Center Avenue).
The following members were present:
Members:

Sam Badger
Leslie Bishop
David Burns
Mary Collins
Elliot Miller
Gary Peters
Steven Kraus, Chair

Also Present: Ben Schuster, Village Attorney
Glen Cole, Assistant to the Village Administrator (AVA)
2. Non-Agenda Items and Visitors (Public Comment Time)
Chair Kraus stated the PCZBA allocates 15 minutes during this item for those individuals who
would like the opportunity to address the PCZBA on any matter not listed on the agenda. Each
person addressing the PCZBA is asked to limit their comments to a maximum of three minutes.
There were no requests to address the PCZBA.
3. Approval of the November 15, 2017 PCZBA Regular Meeting Minutes
Member Bishop moved to approve the November 15, 2017 PCZBA Regular Meeting Minutes as
amended. Member Burns seconded the motion. The motion passed on a unanimous voice vote.
4. Approval of the October 26, 2017 PCZBA Special Meeting Minutes
Following a brief discussion, Chair Kraus moved to defer consideration of the October 26, 2017
PCZBA Special Meeting Minutes until the February 21, 2018 PCZBA Meeting. There were no
objections from the PCZBA.
5. Chair Kraus Administered the Oath to Those Participating in the Public Hearings.
Chair Kraus administered the oath to those individuals present to testify.
6. Public Hearing for a Text Amendment
Chair Kraus introduced the item and requested an update from Staff. AVA Cole said this request
is for the type of use for the Central Business District (CBD) and as requested a draft text
amendment has been provided.
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AVA Cole provided background information on the former Lake Bluff Pilates Studio and stated
one of the previous instructors now desires to operate a smaller Pilates Studio in the CBD.
Currently all “Physical Fitness Facilities” regardless of their size, are designated as a special use
in the L-1 District and the CBD. The applicant Mr. Rob Douglass of Lake Effect Holdings is
requesting a change to the Zoning Code to allow Personalized Pilates to occupy a 480 square foot
office space in Block One of the CBD. AVA Cole said the request was broaden to allow the
PCZBA an option to consider the same change for the CBD and L-1 District, expand it to all
fitness facilities, or set a different limit on square footage. Currently, there are six physical fitness
facilities located within the Village and there have been no reported complaints. AVA Cole
reviewed the documents provided to the PCZBA for consideration.
Chair Kraus said as he recalls, the detailed discussion regarding permitted use focused on the size
of the fitness facility. There was no distinction for a single person or single room type of studio.
From his perspective, the PCZBA chose to keep it as a special use because of parking concerns.
Chair Kraus said there are several physical fitness facilities, which are part of the fabric of the
community, operating throughout the Village. The draft text amendment does not define a type of
studio but limits the square footage not to exceed 500 square feet which addressed his concern on
how parking would be impacted by larger classes.
Member Collins commented on why she requested the draft text amendment language be prepared
for the PCZBA. She does not have a problem with the physical facility being permitted as of right
because it seems reasonable. She expressed her concern regarding class size and asked if there
should be a footnote limiting groups and classes to a specific size. A discussion followed.
Chair Kraus said he would prefer that draft text amendments be prepared for review by the
PCZBA before it is submitted to the Village Board.
Member Burns said he is okay with size limitation but not limitations on the number of
individuals. He commented on other CBD permitted uses noting the majority of the facilities can
accommodate many patrons and it would be unfair to limit a Pilates Studio to one person.
Member Miller asked if there was a way of limiting, besides size, the number of instructors or
type of equipment so small personal fitness uses would not have to come before the PCZBA.
Member Badger asked if parking was the primary reason for considering size limitations. He
understands the size restriction but he is not sure if the Village wants to restrict people from
utilizing downtown spaces.
Chair Kraus discussed the distinctions in permitted and special uses and said he is fine with 500
square feet as a permitted use. This would make an easier transition for a starting business that
most likely would be approved. A discussion followed.
Member Bishop said if it is a permitted use then there would be no limit on how many can open
downtown. It seems recently there have been quite a few request for this type of use in the L-1
District and she asked how many of these facilities should be allowed downtown.
Village Attorney Ben Schuster said he would caution viewing this as the management of
competition among private businesses. The legal distinction between a permitted and special use
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is that a special use is something you are permitting but because of certain side effects you would
want to review it. You would not be able to review it for any reason, only that authority provided
by the State. He said limiting these types of facilities to a number or to protect incumbents is not
within the PCZBA purview.
Chair Kraus opened the floor for comments.
Mr. Rob Douglass of Lake Effect Holdings LLC, said a 500 square feet fitness facility is
reasonable because that is in spirit with two other business expansions. He said they want
businesses to be successful and if there is a restriction applied that allows the business to gain
momentum and potentially growth. Should the business exceed the allowed 500 square feet then
the business would be subject to a special use review because of the potential impact on parking.
Mr. Douglass said Focus Results is approximately 1,100 square feet and train approximately three
patrons at its facility but there have been no complaints received regarding the facility. Mr.
Douglass commented on his conversation with Mr. Ron Osterlein noting he informed him that he
never received any complaints regarding the former Pilates Studio. This seems to be quite passive
as it relates to a fitness facility but he thinks it is about giving a business a starting point without
getting burdened with expenditures for special use permits. Mr. Douglass commented on the
building permit process noting an upfront retainer fee is required to move ahead. This is
disproportion for small businesses but should it expand a special use permit would be applicable.
Mr. Douglass provided background information on Ms. Heather Marsch of Personalized Pilates,
LLC. He said from a managerial perspective there will not be another Pilates Studio downtown
because it would compete with an existing tenant and possibly create other issues.
Chair Kraus said the way the text amendment is drafted this would be a special use in the L-1
District. He asked if the PCZBA was comfortable with the 500 square feet limitation. Member
Miller said he thinks anything else is arbitrary and he would prefer to go with what is out there
and expand if need in the future.
Member Peters moved to recommend the Village Board approve the special use text amendment
with the physical fitness facility, 500 square feet or less, being identified as a permitted use in both
the CBD and L-1 District. Member Badger seconded the motion. The motion passed on the
following roll call vote:
Ayes:
Nays:
Absent:

(7)
(0)
(0)

Collins, Peters, Badger, Burns, Bishop, Miller and Chair Kraus

In response to a question from Mr. Douglass, AVA Cole said a copy of the draft text amendment
will be provided to the applicant prior to consideration by the Village Board and requested the
applicant submit a letter requesting waiver of second reading.
7. Concept RIO (Institutional) Zoning Workshop
Chair Kraus introduced the agenda item and requested an update from Staff. AVA Cole said at
the last meeting the PCZBA had an informative workshop with Mr. Ron Salski Executive Director
of the Lake Bluff Park District. Since that time Mr. Salski have provided additional (hypothetical)
examples of the types of changes that may be subject to the triggering conditions of institutional
zoning.
3

VILLAGE OF LAKE BLUFF
Memorandum

TO:

Chair Peters and Members of the Joint Plan Commission & Zoning Board of Appeals

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

May 10, 2019

SUBJECT:

Agenda Item #6 – 407 E. Prospect Ave.

Applicant Information:
(jointly, “Applicant”)

Edward Duffy and Elizabeth Condren

Purpose:

To construct an open front porch within the front yard setback.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5-3

May 1, 2019
April 30, 2019

(Variations)
(Yards)

Summary and Background Information
On April 23, 2019, the Village of Lake Bluff received a zoning variation application from Edward Duffy
and Elizabeth Condren (jointly, “Applicant”) to construct an unenclosed front porch that would protrude
approximately 9’ into the front yard setback.
Variation Analysis
10-5-6

MINIMUM FRONT YARD SETBACK
Built

Existing
Proposed

~20 feet
11.25 feet

Allowed
20 feet

Diff.
Not applicable.
8.75 feet (44%)

Prior relief. The property previously received a floor area ratio variation, file attached, in early 1999 to
“square off” the southeastern corner of the structure with a 90 square foot addition. The provided survey
was drawn prior to this addition. However, even including this addition, the proposed porch appears to
satisfy the Village’s restrictions regarding lot coverage, impervious surface coverage, and front yard
impervious surface coverage. Only a front yard setback variation is required.
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Similar requests. A cursory review shows the following recent relief granted elsewhere in the area (files
upon request):



Mtg. Date
May 2013
Sep. 2017

Address
617 E. Prospect
511 E. Prospect

Relief
Front yard setback; floor area; building coverage
Floor area; side yard setback

Prevailing setback. A file survey (attached) illustrates the built setbacks of this and adjacent properties.
Four of the six structures shown appear to protrude into the front yard setback; the variation would allow
the fifth to do so as well. (Note: The Applicant is required to satisfy each of the criteria for a variation,
provided below; the presence of similar non-conformities does not, unto itself, satisfy the criteria.)
Floor area ratio. The Village’s maximum floor area ratio rules allows an outdoor porch (or porches) of
up to 3.5% of lot area to be constructed without penalty to floor area. Accordingly, even though the subject
property is over the floor area restriction, the proposed work only requires a front yard setback variation
as it was revised by the applicant to measure exactly 3.5% of the lot. (The Applicant’s reduction was from
a 9’ x 28’ porch to a 7.5’ x 28’ porch. (7.5 x 28 = 210 sq. ft. = 3.5% x 6,000 square feet.)
Front step. The Applicant has requested that the porch decking proceed approximately 12 to 15 inches
beyond the front face of the porch support, equal to total added depth of 8.5’ to 8.75’. It is Staff’s
interpretation that only a step 5.5’ in width or less could be built and excluded from floor area ratio.
Accordingly, Staff recommends that, were the PCZBA to recommend approval, it impose as a condition
that the Applicant must either:
i.
Reduce the width of the step protruding more than 7.5’ to a width of 5.5’ or less; or
ii.
Remove all elements of the porch extending more than 7.5’ deep.
(If (i) is chosen, the size of the variation granted would include the depth of the step. The Applicant would
only be permitted to build in accordance with the revised application and any conditions imposed.)
PCZBA Authority
The PCZBA has the authority to recommend the Village Board approve, approve with conditions, or
deny the Applicant’s request for a 9’ (45%) from Section 10-5-3, Yards.
Village Code - Variations - Standards for Variations
The Applicant has provided statements addressing the standards for variation in the attached application.
The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the standards
for variation prescribed by the Zoning Regulations.
10-2-4
VARIATIONS
B. Standards For Variations: Notwithstanding any other provision of this section, no variation shall be granted
pursuant to this section unless the applicant shall have established that carrying out the strict letter of the provisions
of this title would create a particular hardship or a practical difficulty. Such a showing shall require proof that the
variation being sought satisfies each of the following standards:
1. Unique Physical Condition: The subject property or structure is exceptional as compared to other lots
and structures subject to the same provision by reason of a unique physical condition, including: a) presence
of an existing use, structure, or sign, whether conforming or nonconforming; b) irregular or substandard
shape or size; c) exceptional topographical features; or d) other extraordinary physical conditions peculiar to
and inherent in the subject property or structure that amount to more than a mere inconvenience to the owner
and that relate to or arise out of the lot or structure rather than the personal situation of the current owner of
the lot or structure.
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2. Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of other
lots subject to the same provision, nor merely an inability to make more money from the sale of the subject
property; provided, however, that where the standards herein set out exist, the existence of an economic
hardship shall not be a prerequisite to the granting of an authorized variation.
3. Code Purposes: The variation would not result in a use or development of the subject property that would
not be in harmony with the general and specific purposes for which this code and the provision from which
a variation is sought were enacted.
4. Public Health And Safety: The variation would not: a) impair an adequate supply of light and air to
adjacent property; b) increase the congestion in public streets unreasonably, or increase parking requirements
on public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety; e) diminish or
impair the value of property within the area surrounding the subject property; or f) in any other respect impair
the public health, safety, comfort, morals, and welfare.

Village Code - Variations – Protective Conditions
The PCZBA may also impose protective conditions and limitations tied to the relief.
10-2-4

VARIATIONS

C. Conditions On Variations: The PCZBA or the village board, whichever body has the final authority to grant the
variation pursuant to subsection A of this section, may impose, and the PCZBA, if it is a recommending body
pursuant to subsection A2 of this section, may recommend the imposition of such specific conditions and limitations
concerning use, construction, character, location, landscaping, screening, and other matters relating to the purposes
and objectives of this title upon the premises benefited by a variation as may be necessary or appropriate to prevent
or minimize adverse effects upon other property and improvements in the vicinity of the subject property or upon
public facilities and services. Such conditions shall be expressly set forth in the resolution or ordinance granting the
variation. Violation of any such condition or limitation shall be a violation of this code and shall constitute grounds
for revocation of the variation.

Recommendation
After commencing the public hearing on the requested variation, the PCZBA should take one of the
following actions:


If more information is required, continue the public hearing to a date certain to allow the
Applicant to provide additional information requested by the PCZBA; or,



If more information is not required, vote to recommend the Village Board:
o Approve the requested relief;
o Approve the requested relief with protective conditions; or,
o Deny the requested relief.

Staff recommends that, as a condition of relief, the Applicant be required either to:
i.
Reduce the width of the step protruding more than 7.5’ to a width of 5.5’ or less; or
ii.
Remove all elements of the porch extending more than 7.5’ deep.
Attachments
 A copy of the Applicant’s application with supporting documentation.
 Prior variation granted in 1999 for the subject property.
 Recent area survey.
 Recent aerial photograph.
 Public comment.
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FEE PAID:
RECEIPTNUMBER: ~ - - - - ~

DATE RECEIVED
BY VILLAGE:

VILLAGE OF LAKE BLUFF
APPLICATION FOR ZONING VARIATION, SPECIAL USE PERMIT, REZONING, OR PRO

ISUBJECT PROPERTY
Address: _ _____..Lt_o_._7_ _
c_--'-~-';f-'-- ~-f_,_/7'._E_ c~7~------ Zoning District:

If'-

(Property address for which application is submitted)

f

Current Use: - - - - ~
tfEf
I c> ENT/// L
---~------------------(ResidentiaI, Commercial, Industrial, Vacant, Etc.)

PIN Number: ____/_Z._-_-t._1_-_1,._i,_-z._-_c_e:>~t,._ __

[APPLICANT

Address: - - - - - - - - - - - - - - -

---------------

(Address if different than subject property)

Relationship of
Applicant to Property: _ _ _O _ W . _ N _ L _ l f ~ - - - - - - - - - - - - - - - - - - (Owner, Contract Purchaser, Etc.)

Home Telephone :

ft ·t -1) 1-S"t, -

r~t l

Business Telephone: _ _ _ _ _ _ _ __

!OWNER
Owner - Title Holder

If Joint Ownership

Name:

Joint Owner:

f n~J;.

Address:

Address:

Daytime Phone:

Daytime Phone:

If ownership is other than individual and/or joint ownership, please check appropriate category and provide all
additional ownership information as an attachment.

0 Corporation
0 Partnership
0 Land Trust
0 Trust
0 Other: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Are all real estate taxes, special assessments and other obligations on the subject property paid in full?
l!f'ves

0

No

If No, Explain: _ _ _ _ _ _ _ _ _ _ _ _ __

STATEMENT OF INTENT
STHEIGIITIFF + ASSOCIATES, INC.

Date:

22 April , 20 I 9

Project:

The Duffy Res idence
407 E Prospect
Lake Bluff, IL 60044

555 Oa kwood Ave nue
La ke Fores t, Illino is 60045
p (847) 525- 4 000
scottstreightiff@co m cas t.ne t
WWW.STHEIGHTIFF.COM

Description:

Request for an approval of a zo ning variation to the front yard setback line.

Statement:

The primary intent of this petition is to request a zon in g variance to the existing
front yard setback line to allow for a new open porc h addition to the ex isti ng
residence located at 407 E Prospect. The ex isti ng fro nt yard setback line is 20 ' .
The petition er is requesting relief of 9' to a llow for this sin gle story open porch.
The proposed project s hall conform to a ll other zoning, building sca le, and FAR
ordinances set forth by the Village of Lake Bluff.

Background/Historical data:
The existing hom e was built in 1929. Thi s section of Prospect is characteri zed
by a moderate ly wooded streetscape with a variety of architectural sty les and
hom e s izes. Several of the hom es have open porches extending beyond the front
yard setback including a fe w of the original camp meetin g houses (see attached).
The Owner' s have addressed the following Standards/or Variations put fort h by
the Village of Lake Bluff.

Practical Difficulty or Hardship:
In this case, strict application of the zo ning code would res ult in a
negative impact to the res idents along Prospect. Granting the open porch
will soften this e levation, provide more consistency with the neighboring
properti es and mitigate the appearance of mass with a pedestri an
friendly, one story eave line.
U nique Physical Condition:
T hi s is a unique phys ical condition given that the property lines for
hom es along this section of Prospect Avenue are positioned in the center
of the front yard, rather than more characteristically at the s id ewalk.
This is due to the fact that the ROW width dim ens ion along Prospect is
s ignificantl y wider than other streets in Lake Bluff at 100 '. There are
only a few streets that have this extra wide ROW width including Center
Avenue. If the variation were granted, the front porch would still be
31.4' off the pedestrian sidewalk and approximate ly 51' off the street.

design

+

build

+

restore

+

renovate

Not shown:
new 90 sq.ft. addition
(see 1999 variation)

+90 sq. ft.
Proposed coverage
= 1770.7 (98.3%
Received 5-9-19
Max = 30% = 1800

VILLAGE OF LAKE BLUFF
ZONING BOARD OF APPEALS
REGULAR MEETING
FEBRUARY 17, 1999

APPROVED MINUTES
1.

CALL TO ORDER
A regular meeting of the Zoning Board of Appeals of the Village of Lake Bluff
was called to order on Wednesday February 17, 1999 at 7:00 p.m. in the Board
Room of the Village Hall.

2.

ROLL CALL
The following were present:

3.

Chairperson:
Members:

William Hart
Richard Block
Deborah Chiles
Christabel Frederick
Gary Peters
Cheri Richardson
Jeffrey Walters

Also Present:

Christopher A. Martin, Asst. to the Village Administrator
George Russell, Village Engineer
Peter Friedman, Village Attorney

APPROVAL OF THE MINUTES OF THE REGULAR ZONING BOARD
OF APPEALS MEETING OF JANUARY 20, 1999
Member Chiles moved approval of the minutes of the regular Zoning Board of
Appeals meeting of January 20, 1999 with minor changes. Member Frederick
seconded the motion. The motion was approved by the following roll call vote:
Ayes:
Nays:
Abstain:

(7) Block, Chiles, Frederick, Peters Richardson, Walters, Hart
(0)
(0)

Meeting of the Zoning Board of Appeals of February 17, 1999

with the setback on Blodgett. They continued that the granting of the variation
would severely impact the supply of light and air to their property. They
presented the ZBA with a letter enumerating these items and requested the ZBA
to deny the variation request.
The Zoning Board received correspondence in opposition to the variations from
Perry Walcott 115 Sunset Place, owner of 121 E. Blodgett.
Findings
The ZBA agreed that the petitioner had failed to meet the standards for variations
in providing as the sole reason for the variation the salability of the home. The
ZBA agreed that the granting of the variation would be a special privilege and that
the proposed construction concept of placing the garage in front of the carport was
ill conceived.
Member Chiles moved to deny a 6 foot, or 20% variation, from Chapter 3, Section
10-3-1.B: Front Yard Setback and to deny a 356 square foot, or 16% variation, from
Chapter 10, Section 10-10-2.C: Nonconforming Structures and Uses - Enlargement
of Structure, for a garage addition at 129 E. Blodgett. Member Richardson seconded
the motion. The motion was approved on the following roll call vote:
Ayes:
Nays:
Abstain:

(7) Block, Chiles, Frederick, Peters Richardson, Walters, Hart
(0)
(0)

This action by the ZBA made action on the other required variations unnecessary.

7.

PUBLIC HEARING TO CONSIDER A PETITION FILED BY EDWARD
DUFFY AND ELIZABETH CONDREN DUFFY FOR AVARIATION FROM
THE NONCONFORMING STRUCTURES REGULATIONS, TO
CONSTRUCT A ONE STORY ADDITION ALONG THE SOUTHWEST
CORNER OF THE HOME AT 407 E. PROSPECT
The petitioners, Edward Duffy and Elizabeth Condren Duffy, are seeking a
variation from the Village's nonconforming structures regulations to allow for the
construction of a single story addition in the southwest corner of their existing
home at 407 E. Prospect. The subject Jot is a standard interior lot at approximately
6,000 square feet.
The proposal will require one variation. The existing home is a nonconforming
structure because it is 443 square feet over the maximum permitted floor area of
2,400 square feet. The 90 square foot addition will increase this nonconformity to
a total of 533 square feet over the permitted maximum. The total square footage of
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the home after the addition would be 2,933 square feet. Therefore, a 533 square
foot or 22% variation is required.
Mr. Duffy presented the request for variation explaining how the home was
configured and stating that the lack of a proper entryway was a hardship
particularly as it related to children. Mr. Duffy continued that the proposed
addition would be minor and completely out of sight from the street, furthermore,
the location of the addition was already a patio area so that no new impervious
coverage would be created. He continued that the addition was a practical
necessity and not a luxury.
Mr. Brad Anderson 511 E. Prospect spoke in favor of the variation.
Findings
The Board concluded that the petition met the standards for variations in that the
proposed addition was necessary to provide a proper entryway into the house.
Furthermore, the Board recognized the minimal impact of the addition noting its
proposed location and one story character.
Member Frederick moved to approve a 22%, or 533 square foot, variation from
Chapter 10, Section 10-10-2.C, Nonconforming Structures and Buildings Enlargement of a Structure pertaining to Chapter 3, Section 10-3-7.A Floor Area
Restrictions for a single story addition at 407 E. Prospect. Member Richardson
seconded the motion. The motion was approved on the following roll call vote:
Ayes:
Nays:
Abstain:

8.

(7) Block, Chiles, Frederick, Peters Richardson, Walters, Hart
(0)
(0)

PUBLIC HEARING TO CONSIDER A PETITION FILED CHARLES AND
MARGARET RUSSELL FOR VARIATIONS FROM THE SIDE YARD
SETBACK REGULATIONS TO CONSTRUCT AN ADDITION AND
ATTACH THE EXISTING DETACHED GARAGE IN THE SOUTHEAST
CORNER OF THE HOME AT 711 PARK PLACE
The petitioners, Charles and Margaret Russell, are seeking a variation from the
Village's nonconforming structures regulations, pertaining to the side yard
setback, to allow for the construction of an addition which will attach a currently
detached garage, at 711 Park Place. The subject lot is a large irregular "L" shaped
through Jot, at approximately 13,540 square feet. The R-4 district minimum lot
size is 7,500 square feet.
The proposal will require one variation. The minimum side yard setback for this
lot along its eastern side is 10 feet. The current detached garage is nonconforming
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From:
To:
Cc:
Subject:
Date:

S C Bjork
Glen Cole
John Bjork
Objection to 407 Prospect Variance
Friday, May 10, 2019 10:52:37 AM

Glen, Please forward and include the following concerns to the PCZBA in their packet prior to meeting on
5/15/2019. I would ask that you include Duffy variance request from 1999 both application and minutes etc.for
background and I will forward page from Benjamin book referenced under separate cover.
As the registered owner of 414 Prospect, and subject ourselves to title restrictions regarding the 20' set back on
building line, we object to the variance request from our friends and neighbors at 407.
By way of reference I am also forwarding a page from a book by Susan Benjamin regarding our home at 414 which
lays out the 20 foot easement history. It is a title restriction that remains on our title and those within the original
camp meeting association Plat to the present day and shown on 407 survey as well.
My husband and I objected to the then new owners of 419's various proposed plans of a year or two ago based on
these title restrictions and believe we have no choice but to consistently oppose any attempt to breach those building
line and set back restrictions. This was not then or is now in any way personal. It is principal. Through the years this
has been enforced on our home as well as others. The Village can produce proof of that on 414 from our file.
The precedent set of allowing a front facade to build within 10 feet of a lot line now would not be one easily walked
back for any other owner wishing to do the same.
The Village has steadfastly refused to vacate their ownership of the property from the roadway to the lot line on
Prospect and many, I assume, believe that there is a much larger set back and lot than actually exists.
Our additional concerns go back to a 1999 request by the Duffy's for a variance to what was at that time already
existing non conforming based on bulk. At that time we owned 415 and did not object. I believe important for
members to review those meeting minutes and application to see statements made, existing conditions, etc. Rear
entrance addition with variance on additional bulk and setback was granted. I would ask Glen to provide all of that
background information to the PCZBA and Village Trustees prior to any decisions being made.
My understanding from discussion at recent HPC or trustees meeting was that rebuild or repair of existing non
conforming homes would now be limited to existing footprint to clarify what would be allowed for realtors and
prospective buyers as well as current owners. This application then seems to fail on all of the above without placing
neighbors in the very uncomfortable position of making an objection yet being forced in to that to ensure equal
treatment.
Any calculations on bulk percentages now on an already twice over bulk computation require clarification on how
these are calculated now and in to the future on all projects.
No hardship exists on entrance requirements on this application as rear addition was requested to address owners
issues back in 1999.
We sincerely apologize to the Duffy's for filing this objection and would hope the Village would realize this process
tears at the fabric of the community. Clarity and consistent guidance and enforcement of the ordinances by the
Village would go a long way toward avoiding this in the future.
Sincerely, Stephanie Bjork

Sent from my iPhone

VILLAGE OF LAKE BLUFF
Memorandum

TO:

Chair Peters and Members of the Joint Plan Commission & Zoning Board of Appeals

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

May 10, 2019

SUBJECT:

Agenda Item #7 – 224 E. Center Ave.

Applicant Information:
(jointly, “Applicant”)

Harry and Lois Nicol

Purpose:

To construct an addition and relocate an air conditioner
condenser into a required side yard setback.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5-6
Section 10-5G-2

May 1, 2019
April 30, 2019

(Variations)
(Floor Area Ratio)
(Rear and Side Yards in the R-4 District)

Summary and Background Information
On April 29, 2019, the Village of Lake Bluff received a zoning variation application from Harry and Lois
Nicol (jointly, “Applicant”) to construct an addition and relocate an air conditioner condenser.
Variation Analysis
The Applicant proposes to construct an enlarged kitchen and an unfinished and unheated storage room,
which will together increase the floor area of the house by 172 square feet. Today, the c. 1952 structure
slightly exceeds the permissible floor area ratio. Additionally, relocating an A/C condenser to construct
the addition would, as proposed, place it within the 5’ minimum side yard setback. (Illustrated on Page 3)
10-5-6

MAXIMUM GROSS FLOOR AREA
Built

Existing
Proposed
10-5G-2

2,577 square feet
2,749 square feet

Proposed

2,500 square feet

Diff.
77 square feet (3%)
249 square feet (10%)

MINIMUM INDIVIDUAL SIDE YARD (R-4 DISTRICT)
Built

Existing

Allowed

~ 3.5’ (?)
3’ 8.5” for A/C

Allowed
5’
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Diff.
1.5’ (30%)
1’3.5” (~25.83%)

PCZBA Authority
The PCZBA has the authority to recommend the Village Board approve, approve with conditions, or
deny the Applicant’s request for:
i.
A 249 square foot variation (~10%) from Section 10-5-6, Maximum Gross Floor Area; and
ii.
A 1 foot, 3.5 inch (26%) variation from Section 10-5G-2, Individual Side Yard (R-4 District).
Village Code - Variations - Standards for Variations
The Applicant has provided statements addressing the standards for variation in the attached application.
The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the standards
for variation prescribed by the Zoning Regulations.
10-2-4
VARIATIONS
B. Standards For Variations: Notwithstanding any other provision of this section, no variation shall be granted
pursuant to this section unless the applicant shall have established that carrying out the strict letter of the provisions
of this title would create a particular hardship or a practical difficulty. Such a showing shall require proof that the
variation being sought satisfies each of the following standards:
1. Unique Physical Condition: The subject property or structure is exceptional as compared to other lots
and structures subject to the same provision by reason of a unique physical condition, including: a) presence
of an existing use, structure, or sign, whether conforming or nonconforming; b) irregular or substandard
shape or size; c) exceptional topographical features; or d) other extraordinary physical conditions peculiar to
and inherent in the subject property or structure that amount to more than a mere inconvenience to the owner
and that relate to or arise out of the lot or structure rather than the personal situation of the current owner of
the lot or structure.
2. Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of other
lots subject to the same provision, nor merely an inability to make more money from the sale of the subject
property; provided, however, that where the standards herein set out exist, the existence of an economic
hardship shall not be a prerequisite to the granting of an authorized variation.
3. Code Purposes: The variation would not result in a use or development of the subject property that would
not be in harmony with the general and specific purposes for which this code and the provision from which
a variation is sought were enacted.
4. Public Health And Safety: The variation would not: a) impair an adequate supply of light and air to
adjacent property; b) increase the congestion in public streets unreasonably, or increase parking requirements
on public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety; e) diminish or
impair the value of property within the area surrounding the subject property; or f) in any other respect impair
the public health, safety, comfort, morals, and welfare.

Village Code - Variations – Protective Conditions
The PCZBA may also impose protective conditions and limitations tied to the relief.
10-2-4

VARIATIONS

C. Conditions On Variations: The PCZBA or the village board, whichever body has the final authority to grant the
variation pursuant to subsection A of this section, may impose, and the PCZBA, if it is a recommending body
pursuant to subsection A2 of this section, may recommend the imposition of such specific conditions and limitations
concerning use, construction, character, location, landscaping, screening, and other matters relating to the purposes
and objectives of this title upon the premises benefited by a variation as may be necessary or appropriate to prevent
or minimize adverse effects upon other property and improvements in the vicinity of the subject property or upon
public facilities and services. Such conditions shall be expressly set forth in the resolution or ordinance granting the
variation. Violation of any such condition or limitation shall be a violation of this code and shall constitute grounds
for revocation of the variation.
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Recommendation
After commencing the public hearing on the requested variation, the PCZBA should take one of the
following actions:


If more information is required, continue the public hearing to a date certain to allow the
Applicant to provide additional information requested by the PCZBA; or,



If more information is not required, vote to recommend the Village Board:
o Approve the requested relief;
o Approve the requested relief with protective conditions; or,
o Deny the requested relief.

Attachments
 A copy of the Applicant’s application with supporting documentation.
Illustration
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VILLAGE OF LAKE BLUFF
Memorandum

TO:

Chair Peters and Members of the Joint Plan Commission & Zoning Board of Appeals

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

May 10, 2019

SUBJECT:

Agenda Item #8 – 101 Waukegan Road
Agenda Item #9 – Staff Report

Continuation of 101 Waukegan Road. The owner of 101 Waukegan Road has filed a petition seeking
the following zoning relief:
(i)
(ii)
(iii)

A variation from Section 10-7A-6 to construct new parking stalls closer than permitted to the
front lot line;
A variation from Section 10-7A-5 to relocate a smoking shelter both within the side yard and
within the yard provided along a public highway; and
Any other zoning relief as required to complete the proposed work.

Following their first appearance before the Architectural Board of Review on May 8, the Applicant has
opted to make additional plan revisions to meet the requests of the ABR. The Applicant requests that the
public hearing be continued to the PCZBA’s next regular meeting on June 19, 2019.
Staff recommends that the PCZBA do so by a voice vote duly made and seconded.
Sustainability Plan. The Village’s Sustainability and Community Enhancement Ad Hoc Committee has
completed a final draft of its Sustainability Plan. The Village will soon circulate it for public comment
prior to the SEC’s next meeting on Monday, June 3. Copies of the plan will be provided to the PCZBA
at or before Wednesday meeting for review.
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