VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, December 18, 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 allocates 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 November 20, 2019 PCZBA Special Meeting Minutes
4. Consideration of the October 30, 2019 PCZBA Special Meeting Minutes (Missing Middle)
5. Chair Administers the Oath to Those Participating In Public Hearings
6. A Public Hearing For 700 Mawman Avenue (Residential Bulk Variation)
The Petitioner seeks a variation from the maximum residential floor area restriction of Section 10-5-6 of the Zoning
Regulations, as well as any other zoning relief required to complete the proposed work. The relief sought would allow
the renovation and expansion of the existing principal structure upon the property and other modifications to the
Property. (Specifically, the Petitioner requests an estimated 377 square feet of relief or about 10% in excess of the
applicable standard. However, the zoning relief ultimately granted may be less than or greater than the Petitioner’s
initial request.) (PCZBA May Approve or Deny)

7. A Workshop for Block Three of the Central Business District to discuss a possible 20-unit
condominium redevelopment of the former PNC Bank site.
(No Final Action)

8. Staff Report
• Meeting Dates for 2020
9. Commissioner’s Report
10. 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
SPECIAL MEETING
NOVEMBER 20, 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, November 20, 2019, at 7:04 p.m. in the
Village Hall Board Room (40 E. Center Avenue).
The following members were present:
Members:

David Burns
Jill Danly
Elliot Miller
James Murray
Susan Rider (arrived at 9:09 p.m.)
George Russell (via phone)
Gary Peters, Chair

Also Present: Ben Schuster, Village Attorney (VAT)
R. Drew Irvin, Village Administrator (VA)
Mike Croak, Building Codes Supervisor (BCS)
Jeff Hansen, Village Engineer (VE)
Glen Cole, Assistant to the Village Administrator (AVA)
AVA Cole reported that a notice was received from Member George Russell in accordance with the
Village’s Electronic Attendance at Meetings Policy. Member Russell 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 Russell was deemed present.
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 September 18, 2019 PCZBA Special Meeting Minutes
Member Burns moved to adopt the September 18, 2019 PCZBA Special Meeting Minutes as presented.
Member Miller seconded the motion. The motion passed on a unanimous voice vote.
4. Consideration of the October 30, 2019 PCZBA Special Meeting Minutes (Missing Middle)
Staff’s memorandum advised that these draft minutes will be presented at the next regular meeting.
5. Chair Peters Administers, the Oath to Those Participating in the Public Hearings
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6. A Public Hearing Regarding Amendments to the Zoning Regulations (Sign Code)
Chair Peters introduced the agenda item and requested an update from staff.
AVA Cole said that over the summer the Architectural Board of Review (ABR) engaged in drafting
revisions to the Village’s sign code with the assistance of Ms. Arista Strungys of Camiros, a local
planning consultant. The revisions concern facilities in the L-1 and L-2 Zoning Districts and would
allow:
• Each tenant to have one or more signs in some situations, instead of limiting signs to a maximum
number of one sign per lot;
• Property owners to submit and receive approval for a Master Sign Plan, which would eliminate
the need to return to the ABR for a new approval for every tenant sign change; and
• Larger wall-mounted address signs based on the linear frontage of each tenant.
AVA Cole said the ABR held a public meeting to review a complete draft of its proposed revisions
including notice to affected building owners. At the conclusion of the meeting, the ABR unanimously
approved the adoption of these amendments. While the ABR is charged with administration and review
of the relevant sections of the Zoning Regulations, it is still the PCZBA’s responsibility to conduct a
public hearing and formally recommend a course of action to the Village Board of Trustees regarding
the amendments.
Following a request from Chair Peters, Ms. Strungys provided an overview of the process which
resulted in sign code revisions for the L-1 and L-2 Districts. She provided information regarding the
revisions for the master sign plan and noted permissions will remain the same for ground signs,
flags/flag poles, and on-site informational signs. She said there were two proposed new sign types
(menu board associated with a drive-thru and window sign provision) as well as revisions for awnings
and wall signs.
Chair Peters thanked Ms. Strungys and the ABR, and opened the floor for public comments. There were
no comments and Chair Peters closed the public hearing.
Member Murray made a motion to recommend the Village Board approve the ordinance as presented.
Member Danly seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(1)

Burns, Danly, Miller, Murray, Russell, Peters
Rider

7. A Public Hearing Regarding 999 Sherwood Drive (Special Use – Animal Hospital)
Chair Peters introduced the agenda item and requested an update from staff.
AVA Cole said the Village received a zoning relief application from the Animal Hospital of West Lake
Forest to allow an animal hospital to operate at 999 Sherwood Drive in the L-1 Light Industry District.
The property commonly known as the Smedbo property consists of two principal structures, the north
structure numbered 999, is the subject of the application and has a floor area of 6,152 square feet. The
south structure, numbered 1001, is 13,217 square feet in floor area. AVA Cole said the site was under
consideration for a new medical office development in late 2018 but the proposed development was not
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constructed due to market conditions. If approved, this would be the second Animal Hospital allowed in
the L-1 Light Industry District.
Chair Peters invited the Applicants to the podium.
Doctors David McKenna and Brian DiFuccia, co-owners of the Animal Hospital of West Lake Forest,
introduced themselves to the PCZBA. Dr. McKenna said they are seeking to lease the building to
operate an animal hospital and noted the proposed space will accommodate their expanding business.
Chair Peters said for the record, the PCZBA will adopt and incorporate by reference the standards for
variations and SUP provided by the applicant. There were no objections from the PCZBA.
Chair Peters opened the floor to questions from the commissioners.
In response to questions from Member Miller, Dr. McKenna said the plan is to close the Lake Forest
facility and operate in Lake Bluff. There are veterinary hospitals that offer high volume after hour
emergency services but they do not intend to offer that type of service. Dr. DiFuccia said currently there
are only preliminary drawings available because there will be some minor tweaks. The plan is to occupy
the space by July 2020. He said that the hours of operations will be similar to the existing facility in
Lake Forest, Monday through Friday (8:00 a.m. to 6:00 p.m.) and Saturday (9:00 a.m. to 12:00 p.m.). He
said there will be no boarding services offered and there should be no traffic concerns.
In response to a question from Member Murray, Dr. DiFuccia said their goal is to function as an animal
hospital and there will be no boarding or kennel services offered.
Member Danly shared her observations regarding parking.
Member Burns had no questions and said this will be a great low impact business with sufficient
parking.
Member Murray said this is emblematic of the type of uses discussed for the L-1 District and there
should be fewer restrictions for new businesses in this area.
Member Russell asked for clarification regarding the parking. The application indicates there could be
approximately 20 employees and 8 customers at the building which currently has 33 on-site parking
spaces and he inquired of the number of parking spaces allowed for this particular tenant. Dr. McKenna
said the pending lease authorizes 15 parking spaces but their plan, if approved, is to expand the parking
to the north to create an additional 10 parking spaces. Dr. McKenna provided the PCZBA with a plan for
the proposed parking expansion.
Dr. DiFuccia said the pending lease does not allow them access to the south side parking area. The plan
is to expand the north paved parking to allow for a double-load lot on that side of the building.
Chair Peters said the proposed parking expansion would be allowed as a matter of right. A discussion
regarding parking followed.
AVA Cole said the proposed parking would be subject to ABR review but the PCZBA is not being
asked to consider a parking variation this evening.
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Member Russell said it is important for the property owner to understand, that it appears the proposed
business could utilize 50% of the onsite parking and the multi-tenant building may require additional
parking. However, if the SUP is approved, the Village is not obligated to allow additional parking which
may require a variation.
In response to a comment from Chair Peters, Dr. DiFuccia said the recommended conditions of approval
regarding trash enclosure and no outdoor animal activities will not be a problem.
Chair Peters opened the floor for public comments, there were no comments and he closed the public
hearing.
Member Miller made a motion to recommend the Village Board approve the special use permit as
requested with the conditions recommended by Staff. Member Murray seconded the motion. The motion
passed on the following roll call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(1)

Miller, Burns, Russell, Danly, Murray, Peters
Rider

8. A Public Hearing Regarding 600 East Prospect Avenue (Residential Variations)
Chair Peters introduced the agenda item and requested an update from staff.
AVA Cole commented on the information provided in the original and supplemental packets and noted
that, at the dais, there were provided response letters from the Applicant to the neighbors and revised
plans which included two trees located on the northwest end of the property.
Member Danly disclosed that she lives across the street from the subject property but this will not bias
her judgement regarding this agenda item.
AVA Cole said the Applicant is seeking a side yard and daylight plane variation necessary to complete a
partial demolition, renovation, and expansion of the residence. The irregular shaped lot currently has a
setback of 3.5 ft. compared to the normal setback of 5 ft. and the Applicant is proposing to keep the line
along the northern part of the west side near 503 Maple Avenue. He stated that Staff has reviewed the
stormwater drainage and tree preservation concerns and believe the concerns will be addressed
adequately through the building permit process. AVA Cole stated that the Historic Preservation
Commission (HPC) reviewed the proposed work, was supportive of a variation, and unanimously voted
to conclude its review.
Chair Peters invited the Applicant to the podium.
Following an introduction from Edward Deegan, the project’s architect, the property owner (Catherine
Denckla) explained why she chose to relocate to Lake Bluff and why she is seeking a partial renovation
of the existing structure. Ms. Denckla said she has spoken with the surrounding neighbors and the
majority are in favor of the request.
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Presentation from Ed Deegan, Architect for the Project
Mr. Deegan shared feedback from the HPC review and provided background information on the existing
structure. The proposed is located blocks from Lake Michigan and positioned on the corner of Maple
and Prospect Avenues. The aerial view of the property shows that the main body of the existing structure
rests on the corner closest to Maple and Prospect Avenue and the property north/south is positioned
between the block. Mr. Deegan showed photos of the existing elevations and said the goal is to maintain
the roofline, enhance the existing masculine appearance, install an elevator, and manage the current
height. The plan is to renovate the existing structure as opposed to demolishing the home and rebuilding
lower to grade. Mr. Deegan showed photographs of the existing structures and an illustration of a figure
ground which included the detached garage to the east and the “void zone” between the neighboring
property to the east and the subject property. He showed a layout of the existing home and detached
garage and said the articulated figure ground will not radically alter the streetscape. Mr. Deegan showed
a layout of the existing site plan then reviewed the lot configuration and explained how the “pinch
point” and building envelope creates a hardship for the property owner. Also, the Applicant desires to
have an attached garage and the only way to make it a conforming element is to demolish the existing
detached garage. A discussion followed.
Mr. Deegan continued the presentation, he said the building envelope is unusual and the transition
between the north/south and east/west, the “pinch point” in the existing structure will be saved and the
remaining areas will be removed. Mr. Deegan reviewed the proposed site plan regarding setbacks, tree
preservation, etc. He reviewed the site plan and noted the proposed renovations would lessen the
existing non-conforming daylight plane conditions. He said it is difficult to manage daylight plane
because of where the house is positioned on the property, without requesting some relief, otherwise the
second floor would be useable. Mr. Deegan showed a view of the north non-conforming elevation and
said the plan is to lessen the non-conformity by removing the gable and introducing the shed.
In response to a question from Member Murray, Mr. Deegan showed where the proposed chimney
would be located and noted the top shed dormer would have a metal roof.
Mr. Deegan reviewed the proposed first and second floor demolition plan and commented on the
proposed renovations which included the front facade. He said the plan is remove the detached garage
and retain the exterior shell of the existing house. He reviewed the existing and proposed elevations
from various views. Mr. Deegan showed renderings of the proposed home from various views and said
the plan is to retain all the existing materials. In conclusion, he showed the conforming FAR calculations
and noted there would be no request for a square footage variance.
In response to a question from Member Miller, AVA Cole said the proposed location for the air
conditioner units would not require a variance. A discussion followed.
Chair Peters opened the floor for questions from the commissioners.
Member Russell expressed his concern regarding the shed dormer along the north property line adjacent
to 503 Maple Avenue. He expressed his disagreement with the application statement, that the plans for
the proposed home will lessen the existing daylight plane nonconformity. Member Russell said he thinks
there will be more bulk in the daylight plane as a result of the shed dormer along the top floor and north
property line, whereas before the main intrusion was the gable end of the roof. He questioned if the
second floor could not be designed with a “knee wall” along the north wall.
5

Joint Plan Commission & Zoning Board of Appeals
Regular Meeting Minutes – November 20, 2019

In response to a question from Member Murray, Mr. Deegan said they did not, but they are willing to
metrically quantify the imposition into the existing daylight plane.
Member Russell asked if the Applicant had considered a “knee wall” instead of the shed dormer. Mr.
Deegan said their rationale was that removal of the gable would lessen the impact/volume immediately
along the side of the neighbor’s house. An extensive discussion regarding bulk followed.
Member Russell said he hopes that a special emphasis will be placed on measurements to ensure the
referenced mature trees are protected. Mr. Deegan said a landscape and tree protection plan will be
submitted to the Village for review.
Chair Peters said the petitioner is seeking two variations: (i) side yard setback, and (ii) daylight plane
height restriction. He thinks it is significant that the Applicant is within the FAR requirements. He is not
necessarily a proponent of allowing variances to go beyond FAR, but here you are staying within the
FAR, so from his perspective it is less objectionable of a request.
Chair Peters opened the floor for public comments.
Elizabeth Jensen (resident) read her letter and provided a copy for the record. She showed her lot
configuration and said the variance will impact her property. She expressed her concerns regarding
drainage, tree protection, south lot line setback variance, placement of the new garage, screen porch and
air conditioning units. She said in the neighbor spirit, for which Lake Bluff is known, she had met with
the Petitioner regarding a compromise regarding the setback of the garage and placement of the air
conditioning units because she feels these changes will have a major impact on the property.
Unfortunately, the Petitioner was not willing to consider the compromise so she is asking the PCZBA to
make a decision that will be fair to everyone.
Robert Nelson (resident) read his letter and provided a copy for the record. He said his property is
located east of the subject property and shared his concerns regarding the impact on drainage and ground
water runoff, impact of the proposed garage and screened porch on the view looking west, reduction of
sunlight due to the proposed addition, and impact on the trees. He shared his letter and concerns with the
Petitioner and he hopes the PCZBA will consider his concerns.
In response to questions from Chair Peters, Mr. Deegan said they are currently working with a civil
engineer and the appropriate documents will be submitted to the Village for consideration as part of the
permit process. He said due to time constraints there were no discussions regarding shifting the garage
and screen porch to the south side of the home. He reviewed the east elevation and noted how the
proposed renovation would lower the mass over the proposed screen rooms.
In response to a question from Chair Peters, AVA Cole said he is unsure if the Village has ever
performed a light study such as that requested by the commenters.
Member Danly said the current non-conforming structure has so many hardships that the daylight plane
should not be an issue. A discussion followed.
Member Murray said he thinks southern light is precious in that part of town, and he think that the
extended roofline, although it is within the existing intrusion into the daylight plane, will significantly
6
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extend that intrusion to the east and he thinks it will be good practice to review a light study to see how
this will impact neighboring properties.
Chair Peters said he is not opposed to that type of request if it will help the process but he thinks the
proposed design will mostly impact the neighbors to the north.
Following an extensive discussion, Member Burns moved to recommend the Village Board approve the
side yard setback and daylight plane variations with the understanding that the Village will enforce its
drainage ordinance and tree preservation requirements. Member Danly seconded the motion. The motion
passed on the following roll call vote:
Ayes:
Nays:
Abstain:
Absent:

(4)
(1)
(1)
(1)

Burns, Danly, Russell, Peters
Miller
Murray
Rider

9. A Public Hearing Regarding 79 Scranton Avenue (Special Use – Restaurant)
Chair Peters introduced the agenda item and requested an update from staff.
AVA Cole stated the request is to operate an eating place without drive-in or drive-through facilities
within the tenant spaced at 79 Scranton Avenue. The use would be shared with the existing bicycle shop
within the tenant space. The “Bonk” dining concept relates to the feeling of fatigue after cycling, the
plan would be to serve soups, salads, and other fast casual cuisine. He said the Applicant proposed to
occupy the existing bicycle shop with no exterior changes and in the interior, their proposing to create a
new food preparation area; dine-in area for 22 customers; and two ADA accessible bathrooms. The plan
is for some bicycle shop merchandise to remain on the first floor and that storage and repair would move
into the basement. AVA Cole said the food would be prepared off-site at the operator’s existing
commissary (Inovasi Restaurant) and brought to the Restaurant for final preparation and sale. There are
similar existing restaurants in the CBD such as Inovasi & Otherdoor and Prairie Espresso.
AVA Cole said this particular property has received a variation reducing the minimum parking
requirements applicable to this building from 67 stalls to 18 stalls. The Zoning Code requires the same
number of stalls be provided for restaurants as for other retail trades based on square footage. He
referenced the Village’s downtown parking study. The study’s ratio applicable to retail uses are 2.38
stalls per 1,000 square feet; the ratio applicable to a restaurant is 6 stalls per 1,000 square feet. Given the
550 square foot space of this restaurant, an estimated 2 additional stalls would be generated. AVA Cole
said Staff recommends, as a condition of approval, that employees be required to park at the train station
as well as adhere to the provisions in the draft ordinance.
Chair Peters invited the Applicant to the podium and administered the oath.
Ron Oesterlein, landlord and co-owner of Rev Cycles, briefly explained the request and noted the
addition of the proposed restaurant could extend the life span of the bicycle shop.
John Des Rosier, owner of Inovasi & Otherdoor, said he does not believe this will be a huge impactful
business but could possibly help the bicycle shop. The plan is to offer the community another affordable
food service option with price points of $9 to $10. The restaurant will be open 7 days a week, between
7
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late afternoon and evening hours, the food will be prepared off-site and the food will be delivered to
patrons after the order is placed.
Chair Peters said for the record the PCZBA will adopt and incorporate by reference the standards for
variations and SUP provided by the applicant. There were no objections from the PCZBA.
Chair Peters opened the floor for comments from the commissioners.
In response to a question from Member Russell, Mr. des Rosier stated the health department approved
an arrangement which would allow the food to be prepared in the Inovasi kitchen and delivered to the
restaurant.
In response to a question from Member Murray, Mr. des Rosier said the restaurant will close at 8:30
p.m. in the winter and 9:00 p.m. in the summer and the bicycle shop’s hours of operation will not
change. He is not certain if they will seek a liquor license, but if so, it would be for wine and beer.
In response to a question from Member Burns, Mr. des Rosier said the food will be prepared for on-site
consumption and carry out, then elaborated on the delivery/carry out process.
In response to a question from Member Miller, Mr. des Rosier said the restaurant will be open on
Sundays (4:00 p.m. to 8:30 p.m.), if the business is successful, they may consider extending the hours.
An extensive discussion regarding amending hours of operation followed.
VAT Schuster stated it is within the PCZBA purview to impose restrictions on the hours of operation, or
structure the hours of operation as they deem appropriate. In terms of how that would be modified it
could be a condition in the ordinance and the Applicant would have to come back and go through the
amendment process or if you wanted to provide that they could modify the hours of operation through
another procedure.
Chair Peters asked if the lunch hours would interfere with the bicycle business. Mr. Oesterlein said there
would be no interference during the winter months but the summer months could impose a challenge. A
discussion followed.
Chair Peters opened the floor to comments from the public.
Chair Peters administered the oath to Derek Hilldale of Bluffington’s Café.
Mr. Hilldale said he does not object to another restaurant in the Central Business District but he is
concerned with parking in the CBD. He read his letter and provided a copy for the PCZBA. Mr. Hilldale
said CBD parking restrictions are not being enforced and the success of both businesses depends on
adequate parking. Also, he believes that the proposed restaurant will desire to be open during lunch
hours and possibly remain open later because 2:00 p.m. to 5:00 p.m. is a dead zone.
Member Miller commented that parking enforcement is a Village problem and it should have no impact
on the request.
As there were no further comments, Chair Peters closed the public hearing.
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Member Miller made a motion to recommend the Village Board approve the special use permit subject
to the Staff recommended conditions regarding limited intensity of use, employee parking at train station
and hours of operation. Member Burns seconded the motion. The motion passed on the following roll
call vote:
Ayes:
Nays:
Absent:

(5)
(1)
(1)

Danly, Murray, Burns, Miller, Peters
Russell
Rider

Following a question from Member Murray regarding overdeveloping restaurant and food services in
Lake Bluff. An extensive discussion regarding policy issues, parking supply, and demand in the CBD
and Village’s enforcement of parking regulations followed.
10. A Workshop for 109-119 East Scranton Avenue
AVA Cole provided a brief overview of the proposed use and site history and noted the address was
corrected and architectural renderings were provided in the supplemental packet.
Chair Peters invited the Applicant to the podium.
Scott Streightiff Presentation
Scott Streightiff spoke on behalf of the property owner, Lawrence Property, LLC. He said the primary
intent is to seek approval for the adaptive reuse of an existing vacated bank drive-through on the south
end of the property. The plan is to repurpose the structure as an “English” themed pub and garden. Mr.
Streightiff read the letter of intent which was provided in the packet. He shared information as to why
Mr. Lawrence would be suitable to operate this type of business, then he showed photographs of the
existing conditions from various views.
Mr. Streightiff said the parking plan approved in 2004, allows 12 parking spaces for the property. He
showed an aerial view of the parking lot and noted currently there are only 10 functional parking spaces.
He reviewed the proposed parking lot noting the revisions will have a net effect of 4 on-site additional
spaces, and 3 additional on-site parking spaces along Oak Avenue, for a total of 17 parking spaces. Mr.
Streightiff said the current drive-through access will be closed off and repurposed as a pedestrian
walkway. The proposed modification will increase parking by 7 spaces. In conclusion, Mr. Streightiff
showed an animated walk around of the proposed business and noted the existing drive-through roof
would be repurposed, exterior material will be Chicago common brick, heavy lumber will be used for
the interior space and as an expression on the exterior, the existing easement for the drive-through area
will remain open and a proposed garden area.
In response to a comment from AVA Cole, Mr. Streightiff said there will be little advertisement for the
restaurant; therefore, the gas lantern, when illuminated, will signify the establishment is open and closed
when not lit. The gas lantern and a brass emblem would be the only exterior signage used to identify the
space.
In response to a question from Chair Peters, Mr. Streightiff showed where the restaurant/pub area would
be located in the structure.
Chair Peters inquired of the hours of operation, from the audience, Mr. Gary Lawrence shared
information regarding how many tables will be used and the hours of operation.
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In response to a question from Member Burns, Mr. Lawrence said he thinks there will be sufficient
parking and commented on alternative access routes to the pub.
In response to a question from Member Miller, Mr. Lawrence explained how the current parking spaces
are allotted for Lawrence Interiors noting one space is dedicated to the apartment tenant, two spaces for
Bluffington’s (first come first serve), and the remaining spaces could be open parking.
In response to questions from Chair Peters, Mr. Lawrence said next fall would be an ideal time frame
but it depends on various factors (Village process, investors, etc.). Also, the plan would be to obtain a
liquor license. Chair Peters said from his perspective the concept is very intriguing.
In response to a question from Member Russell, Mr. Lawrence said Friday hours of operation will be
concurrent with the Lake Bluff Brewery hours (late afternoon until midnight).
Member Russell asked if there were any operating changes to the existing Lawrence Interior business.
Mr. Lawrence commented on the intended concept regarding the dumpster area located behind
Bluffington’s. There have been no problems with oversize vehicles maneuvering Oak Avenue because
they only receive deliveries once a month.
Chair Peters asked the commissioners if they had any significant concerns.
Member Burns said he likes the concept and the Village should support these type of developments and
he would like to know what actions could be taken to better enforce the Village ordinance regarding
parking in the CBD.
Member Russell asked that the proposal be shared with the Lake Bluff public safety departments mainly
because ingress/egress to the alley. Mr. Lawrence said the rear walkway will remain because of the
existing utility easement in that area.
Member Murray said the proposed readapted use for the space is fantastic but he is concerned about
parking, traffic, access to the space, landscaping and the proposed parking lot.
Following an extensive discussion, Chair Peters thanked the presenter for their presentation.
11. A Workshop for Block Three of the Central Business District
Chair Peters introduced the agenda item and said this is a workshop, not a public hearing, to have civil
dialogue and address as many issues as possible regarding the proposal, then he commented on how the
workshop would proceed.
Presentation from Brad Andersen
Brad Andersen introduced himself and Peter Witmer to the PCZBA. He thanked the PCZBA and said
the plan is to present the conceptual plans for the Block 3 development, receive feedback/comments and
suggestions from the PCZBA and general public. Mr. Andersen commented on how current and
previous concerns have been addressed as of today. Mr. Andersen explained how he got involved in the
project, provided a summary of the site and its history, then reviewed slides with information regarding
Lake Bluff’s demographic population and planning analysis based on the Village’s planning documents
(1994 comprehensive Plan Survey, 1997 Comprehensive Plan, CBD Vision Study, and 2023 Lake Bluff
Strategic Plan). Mr. Andersen reviewed a slide illustrating Lake Forest’s approach to single story living
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and noted that Lake Bluff currently only has one single-story condominium unit, without stairs, in close
proximity to the CBD. He reviewed slides illustrating the property value case studies for single family
home sales adjacent to condominiums (McKinley Partners condominiums, McKinley and Westminster
Roads, Illinois/Oakwood condominiums, Kelmscott Park development, North Avenue neighborhood,
Lake Bluff and proposed condominium for 120 Scranton Avenue, Lake Bluff). Mr. Andersen defined
the real estate terminology “progression/egression” as it relates to market value. He concluded his
presentation showing photographs of the existing site conditions for the subject project and expressed
his opinion that the development will enhance the property values.
Presentation from Peter Witmer of Witmer and Associates
Mr. Witmer introduced himself and provided background information regarding his firm and
developments. He showed an aerial view of the subject project and expressed his concern regarding how
the property is zoned (commercial and residential). Mr. Witmer showed photographs of the CBD and
said the plan is to maintain sufficient space between the streetscape and first floor of the proposed
development. He reviewed the proposed schematic site plan which included two units, 10 units per
building, landscaping between the buildings, entranceway and underground garage off of Oak Avenue,
corner units with lights on both sides, and a pedestrian public easement along the streetscape. He said
the proposed setbacks for the development would be 7 ft. for the front area, 10 ft. along the sides and 20
ft. for the rear and proposed on-street parking.
Mr. Witmer showed the schematic site plan for the ground floor, second floor, and penthouse which will
have four units with setbacks at each corner. He showed the schematic plan for the proposed
underground parking garage and noted there will be significant storage, an enclosed garbage area
included in the space. He said that most units will have 2 parking spaces but the larger units will have 3
parking spaces. Mr. Witmer reviewed the ground floor schematic layout for the proposed 2,175 sq. ft.
units, with individual door entranceways, screened front porches, and landscaping. He reviewed the
second floor schematic layout for the proposed 2,175 sq. ft. units with an outdoor terrace area. He
reviewed the ground schematic for the proposed 3,375 sq. ft. penthouse units with an artificial roof
landscape area. He reviewed the elevation study from various views (East Scranton Avenue, Southwest
corner; Scranton Avenue/Oak Avenue, Northwest corner at Oak Avenue and a slide illustrating the
space between the subject and neighboring property). He said if a two story development is mandated,
they would not proceed because it is not economically feasible. In conclusion, he commented as to why
this proposal is more Lake Bluff friendly than previous proposals.
Member Murray inquired of the pricing for the units. Mr. Andersen said because the building has not
been designed the pricing is in flux but could be priced at approximately $700,000.
Public Comment
Chair Peters opened the floor and allocated (3) three minutes for those individuals who would like the
opportunity to address the PCZBA on this matter.
Lee Nysted, a 40 year resident, said his house is located behind the proposed development then read his
opening remarks dated November 16th and 20th of 2019 and provided a copy of both letters for the
record.
Jean Niemi, resident, said she lives directly behind the proposed development then read her letter dated
November 20, 2019 and provided a copy for the record. She also expressed her concern regarding
parking in the CBD and suggested the property be used as a parking lot.
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Katherine Briand, a longtime Village resident, said this development is not appropriate for Lake Bluff
and expressed her concerns regarding density, infrastructure (storm and sanitary sewers, etc.), demand
for real estate, traffic, highest and best use, and tree protection.
Karen Eckert, a longtime Village resident, read her letter in support of the proposed development dated
November 21, 2019 and provided a copy for the record.
Kevin Considine, resident, said his property, located over the back fence, would be significantly affected
by the proposed development. He thinks a multi-family development in downtown for this particular
property would be a great opportunity; however, this proposed development would not address the
“missing middle housing” concerns. Mr. Considine thanked the property owners and said he hopes a
solution can be reached but certain aspects for this particular proposal such as height, scale and mass are
not appropriate for Block 3 in his view.
Edward Holstein, a longtime Village resident, said Lake Bluff is in dire need of “empty nester” housing
and the proposed development, or something similar, would benefit residents seeking to downsize and
remain in Lake Bluff.
J.B. Weiler, Lot #3 property owner and Village resident, commented as to why he placed another
proposed project on hold and considered pursuing this proposal. He said he is confident the team will
work with the surrounding neighbors to address their concerns regarding the proposal.
Lee Nysted returned to the podium and said the McKinley development in Lake Forest has vacant
spaces which are still on the market and expressed his concern regarding the impact on Lake Bluff
infrastructure.
Following a request from Chair Peters, Mr. Andersen said it is difficult to reply to “We do not want this
building” and addressed specific concerns regarding size, light aspect, and shading. He said there was a
shadow study performed and if desired can be provided. Mr. Andersen said he was told that one of the
neighbors was not in favor of the development as presented because of the 20 ft. setback, but that
neighbor may be more favorably inclined if there was further compromise on the setback.
Mr. Witmer thanked everyone for the feedback and said all the input will be reviewed to determine how
to get the proposed development to an appropriate size. He explained what he meant by “not
economically feasible”, by stating the space volume is the issue not the land cost component and there
will be consideration as to how to reduce the overall building footprint.
Member Danly said that this development could be a bookmark to the Block One development at the
other end of the Central Business District, which is over two stories. She asked if the presenters would
consider submitting a massing model which could help better understand the development.
Member Murray said he believes that this proposed development will not work and he thinks that some
of the community concern is that a three story development for this area is not in keeping from the
transition of Block One to the single family residential zones to the east. He asked what alternative
models could be pursued that would provide the property owners with compensation for the land
without contradicting the actions of the Village Board. Member Murray said he is skeptical of the
argument presented because the presenters have explained why the properties might sell, but not why the
development will fit on Block 3 or benefit the community as a whole.
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Mr. Andersen asked how the long range plan for alternative housing fits in with this potential location.
An extensive discussion followed.
In response to a comment from Mr. Andersen, AVA Cole said the additional comments that were
received have been provided in the supplemental packet and one was placed at the dais.
In response to questions from Chair Peters regarding height and setbacks, Mr. Witmer said the two story
portion of the building would be approximately 30 ft., the third story approximately 8 ft. for a total of 38
ft. However, there will be an elevator located inside the building that would require a 12 ft. clearance
from the tallest floor to get the required headroom for the elevator above the floor, so the third floor
could be higher. Mr. Witmer said the north side proposed setback from the corners would be
approximately 32 ft. and it was suggested that the third floor section be pulled back into the center of the
development and shared their thoughts on why the third floor should be developed as proposed. There
could be opportunities to move the massing of the third floor toward the center to lessen the impact.
Both Mr. Andersen and Mr. Witmer expressed their concerns regarding future developments if the
proposed development is not approved. A discussion followed.
In response to questions from Member Rider, Mr. Witmer said the intent is to step back the third story
which will allow outdoor space facing the south side of the building. He said they will abide by all the
Village requirements regarding stormwater and new developments. Also, if the project moves forward,
the plan is to bury the existing utility lines to improve the property line and plant additional vegetation.
An extensive discussion regarding stormwater remediation followed.
In response a question from Member Rider regarding tree protection, Mr. Witmer said they would
examine a way to save some of the mature trees on the east side of the property, but it will be difficult to
keep the trees, which may be removed if a single family home was developed on the property.
Member Rider expressed her understanding that there are some three story homes in east Lake Bluff and
she asked if the proposed building height would exceed 30 ft. Mr. Andersen said the Lake Bluff Library
is 36 ft. and one home across the street from the property is 36 ft. He said there are several homes at this
proposed height and that it does not make sense to him to establish an arbitrary height limit. Mr.
Andersen said from his perspective this should be scaled as a bookend to define the easterly edge of
downtown. He said it is not unprecedented to have taller structures in east Lake Bluff and showed
photographs of such structures such as the former Lake Bluff Children’s Home and Hotel Irvin.
In response to a question from Member Rider, Mr. Witmer commented on the vacancy rate in relation to
their Lake Forest developments noting there are no vacancies in two of the developments, and the first
and second floor of the third development is sold out. He said he is not concerned about the demand but
he wants to work to best fit the development into the downtown concept. A discussion followed.
Member Russell commented on previous discussions regarding the subject site. He said it was
absolutely clear that the overwhelming majority of the residents in the area were opposed to a three story
structure; therefore, the Village regulations were revised and new planning principles were developed.
Member Russell said he is firmly opposed to any proposed development for Block Three that is higher
than two stories or 30 ft. maximum, and to the idea of shrinking in the two sides and having the two
middle lot owners on North Avenue suffer with a wall that could be 40 ft. in height over their back
property line.
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Member Burns said the Village Board has ruled on this and thanked the presenters for their interest in
Lake Bluff. He said this proposal is similar to asked for review of an issue that has been definitively
determined by the Village Board. This is a proposed three story development and unless the Village
Board changes their course, a decision has been made. He expressed his concern regarding the potential
vacant lot if the existing policies remain unchanged. An extensive discussion followed.
Following a comment from Mr. Andersen, Member Murray said he would prefer to see a more
wholesome debate of the factors around the impact on a broader community.
12. Staff Report
AVA Cole said the Village adopted the ordinances amending the Lake Bluff Zoning Regulations for (L1 District Uses, Physical Fitness Facilities, Use of SIC Codes) and to further prohibit Cannabis Business
Establishments in the Village. Also, the Village Board adopted a Complete Streets Policy resolution and
noted that one component of the policy is that the PCZBA is directed to consider the policy when
conducting its development reviews.
The PCZBA continued its discussion regarding the proposed Block 3 development. Following a
comment from the PCZBA, Katherine Briand returned to the podium and said that a two story proposal
had previously been considered for that location.
It was the consensus of the PCZBA to seek direction/clarity from the Village Board regarding
regulations for developments on Block Three.
In response to a question from Member Miller, VA Irvin said the PCZBA is an advisory board to the
Village Board and it seems the commission may be constrained by the existing single metric of the PMD
tool which addresses height standards. VA Irvin said he thinks the Village Board would like to hear
feedback from the PCZBA, especially if there are certain parameters by which this might be palpable.
Member Murray said there is a lack of consensus on this matter, but the PCZBA cannot consider this
right now because of the Village regulations. A discussion followed.
In response to questions from Member Rider, VAT Schuster explained the various mechanisms that this
or another development of Block 3 could use under the zoning code. An extensive discussion followed.
13. Commissioner’s Report
AVA Cole reported on potential zoning applications for the December regular meeting.
14. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn the
meeting. Member Burns seconded the motion. The meeting adjourned at 10:54 p.m.
Respectfully submitted,

Glen Cole
Assistant to the Village Administrator
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VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
ARCHITECTURAL BOARD OF REVIEW
JOINT SPECIAL MEETING
OCTOBER 30, 2019
DRAFT MINUTES
1. Call to Order & Roll Call
Village Administrator Drew Irvin called to order a special meeting of both the Joint Plan Commission
and Zoning Board of Appeals (PCZBA) and the Architectural Board of Review (ABR) of the Village of
Lake Bluff on Wednesday, October 30, 2019, at 7:00 p.m. in the Village Hall Board Room (40 E. Center
Avenue).
The following members were present:
PCZBA Members:

David Burns
Jill Danly
Susan Rider
Gary Peters, Chair

ABR Members:

Edward Deegan
Robert Hunter, Chair

Also Present:

Kathleen O’Hara, Village President
Megan Michael, Village Clerk
Drew Irvin, Village Administrator (VA)
Michael Croak, Building Codes Supervisor (BCS)
Glen Cole, Assistant to the Village Administrator (AVA)

2. Non-Agenda Items and Visitors (Public Comment Time)
VA Irvin welcomed the workshop attendees and stated that the Village allocates 15 minutes at each
public meeting for those individuals who would like the opportunity to comment on any matter not listed
on the agenda. Each person is asked to limit their comments to a maximum of three minutes.
There were no requests to address the meeting.
3. Missing Middle Housing Workshop
Introduction
VA Irvin stated that, periodically, the Village holds workshops to provide an informal setting to discuss
new projects, programs, policies, services or ideas. He stated that tonight’s workshop is focused on
Missing Middle Housing.
He stated that, earlier this year, the Village participated in a design competition focused on Missing
Middle Housing organized by the Illinois Chapter of The Congress for the New Urbanism (CNU-IL).
The goal of the competition was to bring new ideas to real sites within Illinois cities in order to
demonstrate how new infill housing --- “missing middle” housing --- can help meet the growing demand
for medium scale housing in the greater Chicagoland urban and suburban neighborhoods. Lake Bluff
Village leadership viewed this competition as good way for the Village to further our strategic plan
objective to “engage the entire community in an examination of what it takes to enjoy a variety of
quality housing options.”
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He introduced two local architects who had agreed to serve as panelists, Rob Douglass and Scott
Streightiff. He stated that Larry Booth was to be the third panelist, but that he had unfortunately fallen
ill. He also presented representatives of the two firms who had submitted for the Lake Bluff site during
the CNU-IL competition – MorganteWilson and Edward Deegan Architects.
Missing Middle Overview
VA Irvin returned to the concept of Missing Middle housing, which he described as a range of multi-unit
or clustered housing types that are compatible in scale with detached single-family home. Missing
Middle Housing is primarily about the form and scale of these buildings, designed to provide more
housing choices in low-rise walkable neighborhoods, although it also tends to be more affordable than
other new housing products currently being built. They are called “Missing” because they have typically
been illegal to build since the mid-1940s and “Middle” because they sit in the middle of a spectrum
between detached single-family homes and mid-rise to high-rise apartment buildings, in terms of form
and scale, as well as number of units and often, affordability.
VA Irvin continued to say that, while they are “missing” from new building stock, these types of
buildings from the 1920s and 30s are beloved by many who have lived in them. These are two to four
flats, bungalow courts, townhomes, granny flats, and mansion apartments. These units provide diverse
housing options to support walkable communities, locally-serving retail, and public transportation
options.
VA Irvin stated that this critical link in Chicagoland’s housing supply is disappearing in some
communities -- and it’s not being developed in others. Generally, development gravitates to either end of
spectrum: big, multifamily (often heavily subsidized or geared to a luxury market) or single-family
houses, either subdivisions or one offs. Missing housing typologies are not being constructed in current
real estate markets because they don’t fit into financial programs and more often than not, they are
illegal to build under most local zoning codes.
VA Irvin presented data from the Harvard Joint Center for Housing Studies that shows major anticipated
growth in the number of single persons and married persons without children entering the housing
market, especially at older ages. While there would be some growth of millennials married with children
in the 35-44 age group, most of the demand will be in these groups that desire smaller housing.
Competition Overview
Turning to the CNU-IL competition, VA Irvin stated that the competition had been modeled after a
similar joint exercise in Michigan conducted by CNU and the American Institute of Architects. He listed
the competition goals:
• Improve the quality of life in our existing neighborhoods with buildings that enhance the public
realm.
• Respect and compliment the site, while being responsive to regional issues, character and
materials.
• Utilize affordable and creative design solutions that spur economic development and add local
value.
• Demonstrate how proposal meets the needs of society’s shifting demographics and contribute to
a diverse neighborhood character.

2

Joint Plan Commission & Zoning Board of Appeals
Architectural Board of Review
Missing Middle Workshop (Special Meeting) Minutes – October 30, 2019

He stated that the competition was open to designers located anywhere. Competitors were asked to
provide a housing solution for one of three predetermined sites and to include a site plan, unit plans,
illustrations, and a financial plan (pro forma). This meant they had to not only make it visually
compelling but also had to calculate income and expenses, based on local construction costs and housing
values, and show a feasible development to construct based on market conditions.
One of the priorities of CNU’s site selection was to represent the various types of places in our region
that are grappling with missing middle. This included:
• Urban neighborhoods that are trending towards transit-oriented
development and losing 2-4 flats at a rapid pace;
• And mid-size cities that can provide a more affordable, urban housing option
but often struggle to deliver new or quality housing options; and
• Suburban communities struggling to attract, maintain,
and stay affordable to a diverse population.
Thus, CNU selected three sites located in:
• The Albany Park neighborhood of Chicago, just east of the North Branch of the Chicago River
and within walking distance to the Brown line.
• Peoria, a mid-size city in central Illinois with a population of approximately 115,000.
• And Lake Bluff, a suburban community of about 6,000 located on the North Shore.
VA Irvin stated that Lake Bluff participated in the competition to:
• Engage the entire community in an examination of what it takes to enjoy a variety of quality
housing options (strategic plan initiative)
• Look for new ideas
• Examine how new infill housing can help meet the growing demand for transitional housing
• Improve the Village’s tools for communicating the design intent for future redevelopment and
evaluating proposals
• Ensure quality development that employs sound planning and design principles
• Identify design elements that should be encouraged in Lake Bluff’s downtown
• Continue to promote the themes and characteristics that are unique to Lake Bluff
As part of the competition, CNU developed three example resident profiles to describe who would want
to live within a Lake Bluff Missing Middle housing project:
• Ashley is a single female in her mid-20’s who just completed her third year of teaching at Lake
Bluff Middle School. She walks to and from work and, on Sundays when the weather is nice,
grades her student’s work on Sunrise Beach. She enjoys spending time at music concerts,
perusing the farmer’s market, and listening to podcasts. She is also trying to convince her
younger sister to move in her second bedroom to become her roommate and help her share rent
costs.
• Thomas and Mary are a married couple in their upper 60’s. Thomas retired a few years ago.
They are looking to downsize from their large single-family home but stay in the same
community. They both love arts and culture and are board members for the Lake Bluff History
Museum. They can often be found outside, golfing, gardening and spending time in downtown
Lake Bluff dining with long-time friends or entertaining visiting family.
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•

George is recently divorced in his late 40s. He works at a nearby major pharmaceutical company
as a lead project researcher. He has two sons, Andrew and Christopher, and he shares custody of
them with their mother Amanda in Lake Forest. George wants to relocate somewhere close to his
children and place of employment. He enjoys riding bicycles competitively as well as boating.

Finally, he presented the design standards for the Central Business District as well as area maps of the
site, located in the northwest quadrant of Block 1 of the District.
Presentation - Edward Deegan Architects
Edward Deegan, principal of Edward Deegan Architects and member of the ABR, came forward to
present his firm’s submission, “Assembly Required”, which won a merit award in the competition.
He said that the title summarizes his firm’s approach to the project – “Assembly Required” – that these
projects are not something that you would buy your children right before Christmas and have to
assemble the night before. Their approach was to take the numerous housing types and make a more
modular approach to the architecture. They thought about ways that it could be addressed at the Lake
Bluff site as well as how that approach could be adapted to different sites and program requirements.
The result is a “kit of parts” that lessens design time, lowers costs, and makes construction more
affordable. He said that it would reduce the time spent to apply a design to a unique site and varying
program requirements, and may help increase affordability and reach a wider audience. He also said that
this approach would create flexibility. It would allow appropriate material selections based on the
context as well as adaptation to different site considerations such as pedestrian walkability, vehicle
parking, solar and natural factors, and the fabric of the streetscape. He said that such a focus for the Lake
Bluff site was the marriage between the Central Business District (to the south) and single-family
housing (to the north).
He said that the “kit of parts” included multi-family buildings, mixed-use and walkup buildings,
accessory dwelling units (ADUs), and townhouses (although townhouses were not proposed for the
Lake Bluff site). He showed floor plans for each unit. For multifamily units, he noted that the modular
design was intentionally structured to allow horizontal or vertical expansion. It could be scaled up to
meet an intensive program or scaled down for smaller sites. For mixed-use and walkup units, he noted
that these could be constructed with party walls (horizontally extended) or as standalone units. The
lower level is commercial and the upper is a one-bedroom dwelling or a loft. Finally, for ADUs, these
were very small single-family units. The first floor could provide ADA accessibility, and the second
floor could be a walkup. They could be owned together or partitioned into two units. Rearranging these
ADUs could solve many issues on different sites.
Mr. Deegan introduced Kevin Leong, an associate with his firm. He said that Kevin had been a key
contributor to the project and would describe how they treated the Lake Bluff site specifically. Mr.
Leong said that the site was ideal for Missing Middle development as it has a lot of amenities within a
ten-minute walkshed. He discussed the intersection, its surroundings, and the sixteen different amenities
within a ten-minute walk.
Mr. Leong said that, given the site, they proposed a program of two multifamily apartment complexes;
three mixed-use units, horizontally connected; and two ADUs. The mixed-use units would front
Sheridan Road, wrap the commercial corridor around, and attract Metra commuters and bicyclists from
4
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the McClory Trail. The multifamily apartments would wrap around North Avenue to integrate with the
adjacent multifamily condominiums to the east. Finally, the ADUs would be tucked into the back of the
lot. They would push the setback back from North Avenue to create space; add a crosswalk from the
Metra station into the courtyard space; incorporate new street trees; add windows looking down onto the
street to improve pedestrian safety; and add balconies to activate the façade.
Mr. Deegan returned to the podium. He summarized the presentation and said that their proposal was
intended to create “Scranton Alley”-type intimate spaces; respond to the different contexts adjacent to
the transitional site; establish a gentle sense of arrival at the intersection of these different uses; attract
demographic and life-stage diversity; and cross-pollinate residential life, commercial activity, and
recreation.
Presentation – MorganteWilson
Two architects from MorganteWilson came forward to present. Mary Meyers described the firm and
their work, noting that they are based in Evanston and primarily work on luxury single-family residential
products as well as some multifamily products. She said that this competition offered their firm an
interesting way to explore the transition between these products and to support diversity in housing. She
said that this site was attractive among the three possibilities because it was on the North Shore, close to
the Central Business District and Metra, and was a natural place for density and infill work.
Mary Meyers said that they were inspired by the courtyard buildings with a rich history in Chicago.
Their design would fill in the block to the extent allowed by the zoning code with interior parking, a
retail zone on the corner wrapping from the existing commercial space of Block 1, and provide 11 total
dwelling units plus the commercial square footage. This would maximize the available density at this
site and extend the CBD around to the corner of North Avenue and Sheridan, extending the corridor.
They place the main entry through the courtyard and provide accessible units on the first floor. She
walked through the elevation and floor plans.
In response to a comment from Mary Meyers, VA Irvin responded that CNU did not require the plans to
satisfy the zoning code as part of the competition. He said that CNU was looking for new ideas and not
necessarily projects that reflected existing zoning constraints. He described the various zoning rules
applicable to the site with an emphasis on parking. He stated that, in the planning world, parking
standards are being reduced and the burden is shifting to the developer to determine how much parking
they need.
Panel Discussion
VA Irvin asked the panel to consider five questions in their discussion of the proposals:
•
•
•
•
•

What is your design process for projects of this nature?
How would you evaluate these proposals?
What do you see as strengths/weaknesses of the submissions?
What planning and design elements would you want to see more of in Lake Bluff
(encourage/discourage)?
What themes and/or characteristics that are unique to Lake Bluff did you see in the submissions?

Rob Douglass said that he was involved with the Block 1 redevelopment over 12 years ago. He said that
his approach was as a contextualist and that his inspiration was the John Griffith Building where
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Bluffington’s was located. This site is different because, with his project, there was an opportunity to
bring closure to the Village Green architecturally. By comparison, this site has a residential edge. These
challenges make this site quite unique because the two districts abutting each other creates a challenging
transition issue. He recalled the Block 3 development discussions in 2016 and said that both were unique
and challenging sites. There are many forces active on the perimeter that inform what should go on in
this particular parcel. He said that this was his viewpoint based on his experience with his project.
Scott Streightiff said that he was currently working on a transition duplex development in Lake Forest.
He believes there is a clear need in Lake Forest and Lake Bluff that is echoed by many people looking
for places around town. He asked the submitters if they contemplated specific materials or prepared
streetscape elevations.
• Edward Deegan responded that masonry is shown. His firm took more of a modern or
contemporary approach but it could be tailored. They didn’t get to the streetscape detail because
they were articulating larger concepts for numerous sites, but they would want masonry and
brick to match Block 1 and the Metra station. He said that they would likely use horizontal
clapboard siding as well to break up the modulation and the bays.
• Mary Meyers said that they had masonry in mind to reflect the Metra station and a “main street”
feel. She said that she imagined costs may reduce their materials choices. John Leonard said that
the building had more of a contemporary flavor originally with wood, stucco, and metal. As the
design developed, they were more influenced by the train station and neighboring commercial.
They tried to integrate more classic details, or as it may be described, contextual materials.
Scott Streightiff asked if the proposals were consistent with the height of other downtown buildings.
• Kevin Leong, of Edward Deegan Architects, said that they did an isometric study. They looked
at North Avenue heights as well as those on East Scranton. He described the study detail.
Returning to the concept of materials, he said that they were trying to avoid a specific materials
discussion. They wanted to convey flexibility and the ability to adjust the materials based on
context. Here in Lake Bluff, they envisioned masonry and clapboard; but the same forms work
well with metal panels or stucco. The concept is made to be flexible and adjusted to the site.
• Mary Meyers said they did not take measurements but aimed for the 35’ zoning maximum. They
intended the height to fit in with the existing building and bank around the corner.
VA Irvin replied that one of the things that struck him about the proposals is that the tallest structure is a
punctuation mark at the edge. He expected that the heights would scale down as it moved closer to the
adjacent single-family residential buildings, not the reverse. ABR Chair Hunter provided his response to
this discussion as well as some of the height decisions made during the redevelopment of Block One. He
said that the height was raised as part of those discussions. He also discussed his love for courtyard
buildings such as those in Evanston as this concept related to the MorganteWilson project.
VA Irvin asked the panelists to discuss the proposals in more detail.
Rob Douglass said that one project presented more residential forms, and that the other presented more
Chicago-style courtyard forms. He completed the Edward Deegan project for its modular approach that
was very unconventional. He said that, looking at both projects, he thinks the Village needs to
investigate incentives into how to get an end result everyone will be happy with. He described how the
Village’s current incentives for open porches (in its floor-area ratio regulations) create good architecture
and break down vertical walls on the streetscape. There are always tension points at the transition
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between two different zoning districts, and he believes that the community needs a carrot to help get
results it can buy into.
ABR Chair Hunter said that Lake Bluff originally had a huge diversity of duplexes and other mixed
types of housing some years ago. There are still original cottages as well as 25’- and 50’-wide lots that
can accommodate duplexes. He suggested that the Village should reconsider its position that a 100’wide lot should only accommodate a single dwelling unit and believes that it can accommodate a duplex
or a triplex comfortably.
From the audience, Ms. Deborah Fischer responded to a point raised about older people not being able
to ascend stairs quickly. She asked if these plans would accommodate an elevator. Mary Meyers said
that an elevator could be added in the lobby. Mr. Leong said that there is a circulation space that could
take an elevator, but that elevators are very expensive relative to the cost of small buildings.
Scott Streightiff said that most of downtown Lake Bluff has a two-story cornice line that helps to bring
the scale down to be more pedestrian friendly. Rob Douglass, in response, said that a 2.5-story approach
could help keep scale matching the downtown while adding program. He said that there are many other
things that need to be done as well. He said that he observed the public debate on Block 3 and wants to
persuade some of these opponents and meet these unmet housing needs. The Village needs to make a
path for developers to hit the square footage amount needed for a development to be viable. The Village
also needs to incentivize compatible aesthetics. He said that these were very different projects but that
both have great potential.
In closing, VA Irvin said that they were excited to have many professionals look at this site and come up
with creative ideas. They hope to glean points to inform the development community and help them
craft responsive projects. He said that projects will come forward sooner rather than later and that, when
he was last presenting a downtown design charette to the community, there were developers working on
a plan unbeknownst to any of the participants. These people are always at work, and so is the Village.
He thanked the competitors and the panelists for their time and efforts.
4. Adjournment
As there was no further business, VA Irvin closed the workshop and adjourned the public meeting.
The meeting adjourned at 8:12 p.m.

Respectfully submitted,

Drew Irvin
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:

December 13, 2019

SUBJECT:

Agenda Item #6 – 700 Mawman Avenue

Applicant Information:
(jointly, “Applicant”)

Paul and Megan McIntyre

Purpose:

To construct a 488 square foot addition necessary to
reconfigure a roof line and stairwell and provide interior
access to an indoor garage.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use Regulations:

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

Summary and Background Information
On November 25, 2019, the Village of Lake Bluff
received a zoning variation application from Paul
and Megan McIntyre for a floor area variation
necessary to complete an addition to the residence
located at 700 Mawman Avenue. In their
application, the Applicant states that the variation
will allow them to:
•

Reconfigure their interior floor plan to rotate the
main stairwell and make more beneficial use of
the second floor. (Today, one bedroom can only
be accessed through another bedroom.)

•

Allow for the reconfiguration of a roof line to
eliminate snow melt and leakage issues.

•

Connect the attached garage with a mudroom to
allow for direct interior access to the garage
from the living space. (Today, an occupant must
go outdoors to access the garage.)
Page 1 of 4

December 3, 2019
December 3, 2019

(Variations)
(Floor Area Ratio)

Zoning Analysis
Village Staff has conducted a zoning analysis and confirms the proposed plans, with the exception of the
requested variation, is in compliance with the Zoning Code.
10-5-6
REGULATORY FLOOR AREA
Maximum Allowed
Existing
3,820 sq. ft.
3,709 sq. ft.
•
•
•

Proposed
4,197 sq. ft.

Variation
377 sq. ft. (9.8%)

Sheet A-3 shows the existing floor plan and the footprint of the addition.
Sheet A-4 shows the proposed floor plans including the new addition footprint.
Sheet A-1 shows the existing roofline, and Sheet A-2 shows the proposed roofline. The changes
are most pronounced on the north elevation and the left side of the west elevation.

Page 2 of 4

PCZBA Authority
The PCZBA has the authority to approve, approve with conditions, or deny the Applicant’s request for a
377 square foot (9.8%) variation from Section 10-5-6, Floor Area Ratio.
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:
o Approve the requested relief in the form of the attached draft Approval Order;
o Approve the requested relief with protective conditions; or,
o Deny the requested relief.

Attachments
• A copy of the Applicants’ application with supporting documentation.
• Draft approval order.
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CASE PZE2019-0014 – 700 Moffett Road
APPROVAL ORDER

STATE OF ILLINOIS
COUNTY OF LAKE

)
)
)

SS.

BEFORE THE JOINT PLAN COMMISSION
AND ZONING BOARD OF APPEALS
VILLAGE OF LAKE BLUFF
LAKE COUNTY, ILLINOIS
IN THE MATTER OF THE APPEAL OF
Paul and Megan McIntyre
FOR VARIATION

A P P R O V A L

O R D E R

APPEAL NO. PZE2019-0014

A N D

R E S O L U T I O N

This order and resolution (“Order”) concerns the application of Paul and Megan McIntyre (jointly,
“Applicant”) for the variation described herein benefitting the property described herein. The Joint Plan
Commission and Zoning Board of Appeals of the Village of Lake Bluff (“PCZBA”), being duly advised in
the premises, MAKES THE FOLLOWING FINDINGS OF FACTS:
1.
The Property that is the subject of this Order is commonly known as 700 Mawman Avenue,
Lake Bluff, Illinois and legally described on Exhibit A attached to this Order (“Property”).
2.

The Property is improved with a single family residential structure.

3.
The Property is located within the R-4 Zoning District of the Village, as established by
Title 10 of the Lake Bluff Municipal Code (“Zoning Ordinance”).
4.
The Applicant sought a variation from Section 10-5-6 of the Zoning Ordinance to exceed
the Property’s maximum permissible floor area by 377 square feet (10%) (“Variation”).
5.
Notice of the hearing was duly published in the Lake County News-Sun, a newspaper of
general circulation, and served upon the adjacent and adjoining property owners, in accordance with Section
10-2-4 of the Zoning Ordinance and applicable law.
6.
The application was heard by the PCZBA at a public hearing of the PCZBA held in the
Lake Bluff Village Hall on December 18, 2019.
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7.
The PCZBA has jurisdiction pursuant to Sections 10-2-2 and 10-2-4 of the Zoning
Ordinance and Section 2-5-2 of the Lake Bluff Municipal Code (“Village Code”) to hear and determine the
Applicant’s request for the Variation.
8.
Property.

The Applicant entered into the record sufficient evidence of their ownership of the

9.
After the conclusion of the public hearing, the PCZBA found that the requested Variation
satisfies all of the standards set forth in Section 10-2-4(B) of the Zoning Ordinance.
10.
After the conclusion of the public hearing the PCZBA granted the application for the
Variation, by a concurring vote of not less than four members of the PCZBA as set forth in Section 10-24(A)(1) of the Zoning Ordinance.
IT IS, THEREFORE, ORDERED AND RESOLVED AS FOLLOWS:
A.
Subject to and contingent upon the conditions, restrictions, and provisions set forth in
Section B of this Order, the Applicant’s request for the Variation from Section 10-5-6 of the Zoning
Ordinance to exceed the Property’s maximum permissible floor area by 377 square feet (10%) shall be, and
is hereby, approved for the reasons set forth in this Order.
B.
Notwithstanding any use or development right that may be applicable or available pursuant
to the provisions of the Zoning Ordinance, or any other rights the Applicant may have, the Variation granted
in Section A of this Order shall be, and are hereby, expressly subject to and contingent upon the
construction, use, and maintenance of the Property in compliance with each and all of the following
conditions:
i.

The construction, development, use, operation, and maintenance of the Property shall
comply with the Zoning Ordinance and all other applicable local, state, and federal law, as
the same have been or may be amended from time to time, except to the extent specifically
provided otherwise in this Order.

ii. Except for minor changes and site work approved by the Building Commissioner or the
Village Engineer (for matters within their respective permitting authorities) in accordance
with all applicable Village standards, the construction, development, use, operation, and
maintenance of the Property shall substantially comply with the Site Plan and Elevations
prepared by Straussburger and Associates and dated November 25, 2019.
C.
The Applicant shall permit a copy of this Order to be recorded against the Property in the
office of the Lake County Recorder of Deeds and shall reimburse the Village for all recording costs. This
Order and the privileges, obligations, and provisions contained herein shall inure solely to the benefit of,
and be binding upon, the Applicant and their heirs, personal representatives, successors and assigns.
E.
As set forth in Section 10-2-4(F) of the Zoning Ordinance, this Order shall be valid for a
period not to exceed 12 months from the date hereof, unless, within such period and in accordance with this
Order, the Applicant commences erection or alteration of a building or structure, pursuant to a valid building
permit for construction on the Property. In the event that the Applicant obtains a building permit in
furtherance of the Variation granted pursuant to this Order, the Applicant shall prosecute all work
authorized by the building permit to completion without unnecessary delay.
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F.
Upon the failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Order, in addition to all other remedies available to the Village, the
Variation granted pursuant to this Order shall, at the sole discretion of the PCZBA, by order duly adopted,
be revoked and become null and void; provided, however, that the PCZBA may not so revoke the Variation
unless it shall first provide the Applicant with two months advance written notice of the reasons for
revocation and an opportunity to be heard at a regular meeting of the PCZBA. In the event of revocation,
the development and use of the Property shall be governed solely by the applicable regulations of the Zoning
Ordinance.
G.
The Variation granted pursuant to this Order shall apply and be limited only to the proposed
work specifically depicted on the Site Plan and Elevations prepared by Straussburger and Associates and
dated November 25, 2019. No future alterations or modifications may be made that exceed the applicable
restrictions set forth in the Zoning Ordinance without first obtaining Village approval in accordance with
the applicable provisions of the Zoning Ordinance. All other structures and portions of structures on, and
portions of, the Property shall comply with the applicable restrictions set forth in the Zoning Ordinance and
the Village Code.
H.
This Ordinance will be effective only upon the occurrence of 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 Order. The unconditional agreement and consent must be executed and filed
with the Village Clerk within 60 days after the adoption of the Order. The unconditional agreement and
consent must be substantially in the form attached hereto and incorporated herein as Exhibit C.

Order approved on December 18, 2019.

JOINT PLAN COMMISSION
AND ZONING BOARD OF APPEALS
VILLAGE OF LAKE BLUFF
LAKE COUNTY, ILLINOIS

By:
Gary Peters, Chairman
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EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY
PARCEL 1: LOT 2 IN FAIRLAWN, BEING A SUBDIVISION IN THE NORTHEAST QUARTER OF
SECTION 20, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF RECORDED JUNE 9, 1925 AS DOCUMENT 258934, IN
BOOK 0 OF PLATS, PAGE 11, IN LAKE COUNTY, ILLINOIS.
PARCEL 2: THE EAST HALF OF THAT PART OF THE ALLEY LYING WEST OF AND
ADJOINING LOT 2 IN FAIRLAWN, AFORESAID AS VACATED BY ORDINANCE RECORDED
SEPTEMBER 27 1955 AS DOCUMENT 883640 IN BOOK 1385 OF RECORDS, PAGE 228, IN LAKE
COUNTY ILLINOIS.
Commonly known as 700 Mawman Avenue, Lake Bluff, Illinois
PIN: 12-20-205-024
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EXHIBIT B
PLANS AND APPLICATION
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EXHIBIT C
APPLICANT’S UNCONDITIONAL AGREEMENT AND CONSENT
TO:

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

WHEREAS, Paul and Megan McIntyre (jointly, "Applicant") is the owner of the property
located at 700 Moffett Road in the Village, which is within the Village's R-4 Residence District and is
legally described on the attached Exhibit A ("Subject Property"); and
WHEREAS, the Applicant has requested a variation from Section 10-5-6 of the Village’s
Zoning Regulations to exceed the Property’s maximum permissible floor area by 377 square feet (10%)
(“Variation”) in order to construct an addition to, and reconfigure the roof line and floor plan of, an existing
single family residence (collectively, "Improvements"); and
WHEREAS, an Approval Order adopted by the Joint Plan Commission and Zoning Board
of Appeals of the Village of Lake Bluff on _____________, 2019 pursuant to Section 10-2-4(A)(1) of the
Village’s Zoning Regulations (“Approval Order”) grants the Variation for the Subject Property, subject to
certain modifications, conditions, restrictions, and provisions; and
WHEREAS, the Approval Order requires that the Applicant file with the Village Clerk,
within 60 days following the adoption of the Approval Order, its unconditional agreement and consent to
accept and abide by each of the terms, conditions and limitations set forth in said Approval Order;
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 Approval Order.
2.
The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Approval Order, has considered the possibility of the
revocation provided for in the Approval Order, 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 Improvements or for the use of the Subject Property, including, without limitation, the
variation granted in the Approval Order, and that the Village’s issuance of any such permits 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, indemnify and defend the
Village, the Village’s corporate authorities, and all Village elected and appointed officials, officers,
employees, agents, representatives, and attorneys, from any and all injuries, damages, claims, liabilities,
demands, causes of action, losses, suits, expenses, liabilities, and judgments of any and all nature and kind
whatsoever, including without limitation costs, expenses, and attorneys’ fees, arising out of, occasioned by,
connected with, or in any way attributable to, the operation and use of the Subject Property, the
Improvements, or the Village’s adoption of the Approval Order.
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Dated: ____________, 2019.
ATTEST:

PAUL MCINTYRE

By:

By:

ATTEST:

MEGAN MCINTYRE

By:

By:

McIntyre Residence/ 700 N. Mawman Avenue/ East view

McIntyre Residence/ 700 N. Mawman Avenue/ West view

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:

December 13, 2019

SUBJECT:

Agenda Item #7 – A Workshop for Block Three of the Central Business District

Summary
The Village Board has directed the PCZBA
to evaluate the proposed Block 3
development presented in November.
Updates
In the attached letter, Brad Andersen
describes their group’s efforts during the last
month to refine their proposal. We
understand that he will bring revised plans
that show increased setbacks to the north and
east and a stepped-back third story. Such
plans will be transmitted publicly if received
by the Village before Wednesday’s meeting.

Figure 1 - Rendering of proposed development.

Agenda
Staff recommends the following agenda for Wednesday night:
•

Presentation of the development concept and updates.

•

Public comment. Each commenter should strictly limit their comments to three minutes. Members of
the public are welcome to submit longer commentary in writing.

•

PCZBA discussion. We recommend that, in addition to topics raised by members, the PCZBA provide
design feedback concerning the project’s congruence with the Planning Principles and the standards for
Planned Mixed-Use Developments including, but not limited to, the following items:
o
o
o
o
o
o

Drainage. The Village Engineer will be present to discuss site drainage considerations.
The setbacks, buffering, and open space provided on the preliminary site plan.
Vehicle drives and circulation, including turning restrictions to the underground garage.
Parking, notably the on-site parking provided in or adjacent to the public right-of-way.
Pedestrian access and site control (such as perimeter fencing).
Any unique exhibits or analysis desired should an application be submitted.

Attachments
• Letter from Brad Andersen regarding December workshop.
• November staff memorandum.
• Public comment received prior to noon on December 13.
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December 13, 2019
The Village of Lake Bluff
22 E. Center Avenue
Lake Bluff, IL 60044
Attention: Mr. Glen Cole, Assistant to the Village Administrator
Copy to: Chairperson Gary Peters and Members of the P.C.Z.B.A.
Mr. Drew Irvin, Village Administrator
Regarding: December 18 Meeting of the P.C.Z.B.A.
Review of 120 E. Scranton Avenue Development Plans
Dear Mr. Cole,
Thank you for your time on the phone yesterday and for including us on the agenda of the next meeting
of the P.C.Z.B.A.. Since we last presented our preliminary plans for development, we have done our best
to carefully consider the comments we heard from both the members of the planning and zoning
commission and the neighbors who attended the meeting. We also reached out and met with a couple
of the adjacent property owners in an effort to try and make adjustments to the plan that might satisfy
some of their concerns. At your suggestion, I have put together a brief outline of what we plan to present
at the meeting. We are hopeful to have an open and productive dialogue with the commission members
and welcome feedback from everyone in attendance.
Proposed outline:
1.
2.
3.
4.
5.
6.

Brief review of 1994 survey and 1997 Comprehensive Plan
Market and demographic information
Preliminary stormwater information prepared by Mackie Consultants
Fiscal Analysis of proposed development
Revised conceptual site plan and building drawings
Quick discussion regarding utility poles and landscape plans

Much of what we are preparing is in response to concerns raised at the last meeting and in response to
our meeting with neighbors. Thanks very much for all the work you have put into your analysis of the
property. Please do not hesitate to contact me if you think there is anything missing that may be helpful.

Respectfully,

Brad W. Andersen

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:

November 15, 2019

SUBJECT:

Agenda Item #11 – A Workshop for Block Three of the Central Business District

Introduction and Summary
The Village has received a request
from the property owners of the former
PNC Bank site to conduct a workshop
regarding a proposed 20-unit
condominium building redevelopment.
Goals
By the end of the meeting, we hope to:
•

Provide clear direction regarding
future zoning relief applications.

•

Specify any additional
information desired as part
of a future relief application.

Figure 1 - Rendering of proposed development.

Contents and Attachments
This memorandum provides:
•

A summary of the site
and its history.

•

An explanation of the Planned
Mixed Use Development (PMD)
tool that would likely be used to
pursue the presented development
concept.

•

A planning analysis based on the
Village’s planning documents.

•

A zoning analysis based
on the current regulations
applicable to the site.

•

The owner’s cover letter and plans.

Figure 2 - 2018 aerial photo showing current site conditions.
(Lake County GIS)
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Site Background and History
The site consists of the south half of Block
Three of the Central Business District. The
adjacent lots on the same block to the north
are single-family residences zoned in the R-4
district. The eastern two-fifths of the site are
also zoned in the R-4 district.
The principal structure on the site is a bank
originally constructed in 1971. PNC Bank
purchased the property in 2009 from Northern
Trust Bank. While an exact vacancy date is
not immediately available, the bank ceased
operations and the property was conveyed to
a developer in October 2015.
Two different developers have proposed
transitional residential projects on the site.
Both were ultimately not pursued. The most
recent application was withdrawn in late
2016.

Figure 3 - Village zoning in the vicinity of the site.

The developer sold the eastern two-fifths of
the site, zoned R-4, for development as a
single family residence in November 2016.
The property was not developed by the
purchaser, and subsequently was marketed
for single-family residential development for
at least one year. It remains undeveloped and
unoccupied.
The developer retained the western threefifths of the site and marketed the existing
bank building for lease to a commercial
tenant. Subsequently, the developer sold
this portion of the site in October 2017.
The site continued to be marketed for
commercial use but remains vacant.

Figure 4 - 2012 image of site showing PNC Bank signage.
(Google Maps)

The owners of the western three-fifths, J.B. & Claire Weiler (Plage Doree Holdings) and of the eastern
two-fifths, Jason & Courtney Trombley (Vamonos Muchachos) are jointly involved in the preparation of
the plans submitted for this workshop.
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Planned Mixed Use Developments (Pg. 1 of 2)
Chapter 15 of the Zoning Regulations authorizes the creation of Planned Mixed-Use Developments
(PMDs). PMDs are one of four different planned development tools in the Village. An American
Planning Association 1 publication summarizes this category of development tool:
[Planned Unit Developments, abbreviated as] PUD has a number of distinct advantages over conventional
lot-by-lot development. Properly written and administered, PUD can offer a degree of flexibility that allows
creativity in land planning, site design, and the protection of environmentally sensitive lands not possible
with conventional subdivision and land development practices. Moreover, properly applied, PUD is capable
of mixing residential and nonresidential land uses, providing broader housing choices, allowing more
compact development, permanently preserving common open space, reducing vehicle trips, and providing
pedestrian and bicycle facilities. In exchange for design flexibility, developers are better able to provide
amenities and infrastructure improvements, and find it easier to accommodate environmental and scenic
attributes.
[…] PUD has grown increasingly popular, in part because standard subdivision and zoning ordinances have
serious limitations. Many older vintage zoning ordinances prohibit mixed use. Single family, multifamily,
and nonresidential uses are often not allowed in the same zoning district. Older conventional ordinances
also contain uniform site development standards that tend to produce monotonous outcomes. Subdivision
control ordinances deal with narrow concerns, such as street, curb, and sidewalk standards and lot and
block layout. The lack of meaningful amounts of well-placed, accessible open space and recreational
amenities is another shortfall of conventional development controls.

As it exists in the Village, the specific purpose of establishing a PMD is to “achieve the following
specific objectives as appropriate and applicable for a particular proposed development, among others
that will be in the best interests of the Village:”

1

1.

Stimulating creative approaches to mixed use development of land;

2.

Providing more efficient use of land;

3.

Preserving natural features and providing open space areas and recreation areas
in excess of those required under standard zoning regulations;

4.

Developing and implementing new approaches to the living environment through
variety in type, design and layout of buildings, transportation systems, and public facilities;

5.

Unifying buildings and structures through design;

6.

Promoting long term planning to allow harmonious and compatible land uses
or combination of uses with surrounding areas;

7.

Promoting environmentally sound development practices;

8.

Facilitating residential, commercial, and mixed-used development
in harmony with the Village's Comprehensive Plan;

9.

Enhancing the character and vitality of the Village's Central Business District
in harmony with adjacent residential neighborhoods; and

10.

Promoting the public health, safety, and welfare.

“Understanding Planned Unit Development.” PAS QuickNotes No. 22. 2009. American Planning Association.
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Planned Mixed Use Developments (Pg. 2 of 2)
Modification of Regulations. In the Village, PMDs create flexibility by allowing the Board of Trustees
to modify the application of any provision of the Zoning Regulations when doing so would, quote:
1. Will achieve the purposes for which PMD may be approved pursuant to section 10-15-1
of this chapter;
2. Will not violate the general purposes, goals, and objectives of this Code and the Village's
Comprehensive Plan;
3. Will result in a development providing amenities to the Village that may not be otherwise
required under this chapter or other applicable Village codes and ordinances, including
without limitation such things as public art; plazas; pedestrian walkways; natural
habitats; increased landscaping; buffering or screening; enhanced streetscape; enhanced
pedestrian and transit supportive design; underground parking; and similar features.
There are certain restrictions on these modifications in the PMD mechanism as it exists today. Notably,
the Board of Trustees may not “allow for the maximum height of any building or structure within the
PMD to exceed thirty feet (30') in height or to exceed two (2) stories.” To proceed as proposed, either a
variation would need to be granted or this provision would need to be modified via a text amendment.
An applicant could apply for either approach concurrently with a PMD.
Approval Process. PMD approvals are a three step process. Each step involves adding increasingly
more specificity and detail to the submittal and reviews by the PCZBA, the ABR, and the Village Board:
“An applicant […] is encouraged, but is not required, to request to meet with the
PCZBA prior to submitting a Development Concept Plan pursuant to subsection B of
this section to obtain feedback from the PCZBA on its potential application for a
special use permit for a PMD.”

Step 1
(Optional)

Preliminary
Meeting

Step 2

Development
Concept Plan

“The Development Concept Plan provides an applicant the opportunity to submit a
plan showing the basic scope, character, and nature of the entire proposed PMD
without incurring undue initial costs.”

Final Plan

“The Final Plan is intended to particularize, refine, and implement the Development
Concept Plan and to serve as a complete, thorough, and permanent public record of
the planned mixed-use development and the manner in which it is to be developed.”

Step 3
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Planning Analysis
The following table represents Staff’s summary of the apparent conformity of these preliminary plans
with the relevant sections of the Village’s various adopted planning documents and principles, including
the Village’s 1997 Comprehensive Plan and the 2016 Central Business District Planning Principles
(which are an amendment to the Comprehensive Plan). The PCZBA and the Village Board are
ultimately responsible for determining if a development conforms to these policy documents.
Parking Plan
Future Downtown
Land Use Plan
Comp. Plan: Policy ED1-4

Public on-street parallel remains, as shown in the Plan, and is expanded
by the elimination of two curb cuts on Scranton Avenue.
The Plan anticipates the western four lots being used for multi-family
residential use and the eastern lot being retained as open space. The
entire site is illustrated as multi-family residential use.

“Encourage appropriate commercial
and multi-family residential
development and re-development that
will diversify the Village’s long-term
revenue base without significantly
increasing the demand for public
services.”

The proposal would create multi-family housing options within the
Central Business District.

“Encourage development of
alternative housing options.”

The proposal would create alternative housing options in the Village.

No fiscal impact analysis has been completed to accompany these
conceptual plans.

Comp. Plan: Objective H3
Comp. Plan: Policy H3-2

“Encourage the development of multifamily housing options within the
Central Business District.”

Planning Principles #3
“Block Three should be treated as a
residential transition […]”

The proposal would create multi-family housing options within the
Central Business District.
No retail or service uses are illustrated.
The most substantial landscaping on-site is provided at the eastern edge.

Planning Principles #4
“Blocks Two and Three should make
use of internal alleyways for service
and loading with vehicular access from
Oak[…]”

Vehicular access to underground parking is provided from Oak Avenue.

Planning Principles #5

“Off street parking should be provided
within building structures […]”

All on-site private parking is provided underground.

“On-street parking should include
parallel parking along Scranton Ave.
Diagonal parking may be considered
along […] Oak Ave. […]”

Public on-street parallel remains and is expanded by the elimination of
two curb cuts on Scranton Avenue. Five new spaces are shown along
Oak Avenue at a 90 degree angle.

“There should be continuity of
streetscape treatments […] including,
but not limited to, wide sidewalks,
traditional light poles, in ground tree
planters, and site furnishings.”

Streetscape details have not been provided in these conceptual plans.
Sidewalks are shown on all four sides of the lot and streetscape trees are
illustrated along the lot’s boundary with the public right-of-way.

Planning Principles #6

Planning Principles #7

Planning Principles #9

“Mature stands of trees and open
spaces should be preserved.”

The existing mature tree stand on the eastern 1/5th of the property appear
to be eliminated. (These trees would most likely be eliminated in any asof-right development of the lot pursuant to R-4 zoning.)

Planning Principles #10

“Public gathering spaces are
encouraged as are pedestrian ways that
provide linkages […]”

Pedestrian linkages accessible to the public are provided on all four
sides of the site.
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Zoning Analysis (Bulk Regulations)
Because the site consists of split zoning between two substantially different zoning districts, a
conventional zoning analysis is complex (as would be any development of the site as a whole under asof-right zoning). Additionally, the PMD mechanism provides broad authority to modify these
regulations in order to authorize developments that provide additional amenities to the Village.
Nevertheless, the following table summarizes the apparent conformity of these preliminary plans with
the zoning regulations applicable to the site:
✔

Setback (North)

✔

Setback (West)

✘

Setback (East)

✘

Setback (South)

✔

Parking
(CBD)

✔

Unit Density

✔

Habitable Space

✔

Building Coverage
(CBD)

✘

Use

✘

Height

A setback of 20’ is illustrated.
A setback of 18’ is required in the CBD.
A setback of 20’ is required in the R-4 District.
A setback of 10’ is illustrated.
No setback is required in the CBD.
A setback of 10’ is illustrated.
A 20% corner lot side yard is required in the R-4 District (22.8’)
A setback of 7’ is shown.
A setback of 7.5’ is required in the CBD.
A setback of 20’ is required in the R-4 District.
42 underground spaces are illustrated.
In the CBD, units on the first floor require 1.5 parking spaces.
Units above the first floor require 1 parking space.
24 spaces are required for the illustrated plan.
20 units are illustrated.
In the CBD, at least 1,000 square feet of lot area must be provided per dwelling unit.
The subject lot is approximately 33,000 square feet.
The typical unit is illustrated at 2,175 square feet.
A minimum area of 1,050 square feet is required.
Staff estimates the illustration would result in building
coverage of approximately 15,525 square feet, or 47%.
In the CBD, the maximum building coverage is 60%.
Residential uses are illustrated on the first, second, and third floors.
In the CBD, residential uses are permitted on the second and third floor.
(In Block One, residential uses are permitted on the first floor.)
In the R-4 District, multifamily uses are not authorized.
A building height of three stories, or 38’-40’, is illustrated.
A file comparison to existing nearby heights are attached.
The maximum height in the CBD or for a PMD is 30’ or 2 stories.
(The maximum height in Block One is 35’ or 3 stories.)
(The maximum height for a 125’ wide lot in the R-4 District is 36’.)

The submitted plans would most likely not comply with the following restrictions in the R-4 District:
(Generally, the zoning regulations in the R-4 district are designed for single-family uses, while the
proposed use is a multi-family use.)
•
•
•

Building Coverage
Impervious Surface
Regulatory Floor Area (FAR)

(30%)
(50%)
(6,900 sq. ft.)

Insufficient information is available to determine if the site would comply with the daylight plane along
the northern boundary. As illustrated, the northern edge of the building envelope would be subject to a
maximum height of 32’. The daylight plane regulation does not apply in the Central Business District.
In addition to these quantitative standards, Section 10-6A-11 provides additional qualitative design
standards for consideration by the PCZBA, the ABR, and others in evaluating redevelopment proposals.
Page 6 of 7

Attachments
• Owner’s cover letter and concept plans.
• Historic height comparisons.
• Chapter 15 of the Zoning Regulations, Planned Mixed-Use Developments.
• Adopted CBD Planning Principles, Future Downtown Land Use Plan, and Public Parking Plan.
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EXISTING CONTEXT SETBACKS & HEIGHTS
NORTH AVE.
BUILDING ADDRESS HEIGHT

80’

NORTH AVE.

117 E.
125 E.
131 E.

FRONT YARD SETBACK SIDE YARD SETBACK

31’

14.4’ (North Ave Side)
24.5’ (North Ave Side)
20.5’ (North Ave Side)

15.8’
28’

EVANSTON AVE.
131

580

CBD
Block 3
SCRANTON AVE.

BUILDING ADDRESS HEIGHT

65’

EVANSTON AVE.

125

560
575
580

575

FRONT YARD SETBACK SIDE YARD SETBACK

36’

20’ (Scranton Ave Side) 17’ (Evanston Ave Side)
17’ (Evanston Ave Side)
Not Available
22’ (North Ave Side) 15’ (Evanston Ave Side)

24’
32’

SCRANTON AVE.
FRONT YARD SETBACK SIDE YARD SETBACK

BUILDING ADDRESS HEIGHT

202

104 E.
123 E.
202 E.

80’

104

117

OAK AVE.

WALNUT AVE.

612

65’

13.5’
36’
29’

3’ (Scranton Ave Side) 10-11’ varies (Oak Ave Side)
7.4’ (Scranton Ave Side) 18.9’ (Oak Ave Side)
24’ (Scranton Ave Side) 15’ (Evanston Ave Side)

OAK AVE.
BUILDING ADDRESS HEIGHT

123

Library

560

612

FRONT YARD SETBACK SIDE YARD SETBACK

14.5’

11’ (Oak Ave Side)

CENTER AVE.
Lake Bluff
Village Hall

BUILDING ADDRESS HEIGHT

52 - 66

*52 - 66

23’

FRONT YARD SETBACK

SIDE YARD SETBACK

12.5 to 19’ varies (Center Ave Side) 10’ (Oak Ave Side)

*8 UNIT CONDO

CENTER AVE.

NOTE: DATA OBTAINED FROM BUILDING RECORDS & ESTIMATED FIELD MEASUREMENTS
NOT BY LICENSED SURVEY

Village of Lake Bluff, Illinois

CBD Block 3 - Existing Context Setbacks & Heights
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Chapter 15
PLANNED MIXED-USE DEVELOPMENTS (PMDs)
10-15-1: GENERAL PROVISIONS:
A. Authority: The Board of Trustees may grant special use permits pursuant to this chapter and
subsection 10-4-2E of this title to authorize the development of planned mixed-use developments
("PMDs") in the districts where PMDs are listed as a special use in section 10-13-3, "Zoning Use
Table", of this title.
B. Purpose: PMDs are a distinct category of special use. Within a PMD, the traditional use, bulk,
space, and yard regulations may be modified if they impose unnecessary rigidities on the proposed
development or redevelopment of a parcel or parcels of land that require an individual, planned
approach. Through the flexibility of a PMD, the Village seeks to achieve the following specific
objectives as appropriate and applicable for a particular proposed development, among others that
will be in the best interests of the Village:
1. Stimulating creative approaches to mixed use development of land;
2. Providing more efficient use of land;
3. Preserving natural features and providing open space areas and recreation areas in excess of
those required under standard zoning regulations;
4. Developing and implementing new approaches to the living environment through variety in type,
design and layout of buildings, transportation systems, and public facilities;
5. Unifying buildings and structures through design;
6. Promoting long term planning to allow harmonious and compatible land uses or combination of
uses with surrounding areas;
7. Promoting environmentally sound development practices;
8. Facilitating residential, commercial, and mixed-used development in harmony with the Village's
Comprehensive Plan;
9. Enhancing the character and vitality of the Village's Central Business District in harmony with
adjacent residential neighborhoods; and
10. Promoting the public health, safety, and welfare.
C. Parties Entitled To Seek PMD Approval: An application for a special use permit to permit a PMD
may be filed by the owner of, or any person having a binding contractual interest in, the subject
property.
D. Size Of Property: The provisions of this chapter apply to any project that includes one-half (0.5)
acre or more of total land area. (Ord. 2016-23, 9-12-2016)
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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10-15-2: PROCEDURE:
A. Preliminary Meeting With The Joint Plan Commission And Zoning Board Of Appeals: An applicant
for a special use permit for a PMD is encouraged, but is not required, to request to meet with the
PCZBA prior to submitting a Development Concept Plan pursuant to subsection B of this section to
obtain feedback from the PCZBA on its potential application for a special use permit for a PMD.
Such meeting shall occur at a public meeting of the PCZBA.
B. Development Concept Plan:
1. Purpose: The Development Concept Plan provides an applicant the opportunity to submit a plan
showing the basic scope, character, and nature of the entire proposed PMD without incurring
undue initial costs. The initial required public hearing is based on the Development Concept
Plan, thus permitting public consideration of the proposal at the earliest possible stage. Once
approved, the Development Concept Plan binds the applicant to the following basic elements of
development:
a. Categories of uses to be permitted;
b. General location of land uses;
c. Overall maximum intensity of uses;
d. The general architectural style of the proposed development;
e. If applicable, general location and extent of public and private open space including
pedestrian and recreational amenities;
f. General location of vehicular and pedestrian circulation systems;
g. Preliminary staging of development;
h. If applicable, general nature, scope, and extent of public dedications, improvements, or
contributions to be provided by the applicant; and
i. Other elements as may be included in the approved Development Concept Plan.
2. Application: An application for approval of a Development Concept Plan shall be filed in
accordance with the requirements of section 10-15-6 of this chapter.
3. Public Hearing: A public hearing shall be set, noticed, and conducted by the PCZBA in
accordance with subsection 10-4-2E of this title.
4. Action By PCZBA: No later than the second regularly-scheduled and held meeting of the PCZBA
after the conclusion of the public hearing, the PCZBA shall make a recommendation to the
Board of Trustees that the Development Concept Plan either be approved, be approved subject
to modifications, or not be approved. The failure of the PCZBA to make its recommendation by
the second regularly-scheduled and held meeting of the PCZBA after the conclusion of the
public hearing, or such further time to which the applicant may agree, shall be deemed a
decision to make no recommendation on the Development Concept Plan as submitted.
5. Optional Submittal To The Architectural Board Of Review: After the conclusion of the public
hearing by the PCZBA concerning the Development Concept Plan, the applicant may request
that the Architectural Board of Review conduct an informal workshop meeting for the purpose of
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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providing comments on the Development Concept Plan, which meeting, if requested and held,
shall take place prior to the consideration of the Development Concept Plan by the Village
Board.
6. Action By Board Of Trustees: Within sixty (60) days after the date of the recommendation of the
PCZBA, or its failure to act, as provided in subsection B4 of this section, the Board of Trustees
shall consider the recommendation of the PCZBA, and then either shall deny the application for
approval of the Development Concept Plan, shall refer it back to the PCZBA for further
consideration of specified matters, or, by ordinance duly adopted, shall approve the
Development Concept Plan, with or without modifications and conditions to be accepted by the
applicant as a condition of such approval; provided, however, that every such ordinance shall be
expressly conditioned upon approval of a special use permit and Final Plan in accordance with
subsection C of this section, and upon the applicant's compliance with all provisions of this Code
and the ordinance granting the special use permit.
7. Effect Of Development Concept Plan Approval: Unless the applicant shall fail to meet time
schedules for filing a Final Plan or shall fail to proceed with development in accordance with the
plans as approved or shall in any other manner fail to comply with any condition of this Code or
any approval granted pursuant to it, the Village shall not, without the consent of the applicant,
take any action to modify, revoke, or otherwise impair an approved Development Concept Plan
with respect to the elements of development set forth in subsection B1 of this section pending
the application for approval of a Final Plan. In submitting such plans, the applicant shall be
bound by the approved Development Concept Plan with respect to each such element.
C. Final Plan:
1. Purpose: The Final Plan is intended to particularize, refine, and implement the Development
Concept Plan and to serve as a complete, thorough, and permanent public record of the planned
mixed-use development and the manner in which it is to be developed.
2. Application: After approval of the Development Concept Plan, the applicant shall file an
application for Final Plan approval in accordance with the requirements of section 10-15-6 of this
chapter within one (1) year after the date of such approval or in stages as approved in the
Development Concept Plan. The application shall be in substantial conformity with the approved
Development Concept Plan. If a completed application for Final Plan approval has not been
properly filed within one (1) year after the approval date of the Development Concept Plan, the
approval of the Development Concept Plan shall be deemed void.
3. Public Hearing: A public hearing to consider the Final Plan shall be set, noticed, and conducted
by the PCZBA in accordance with subsection 10-4-2E of this title.
4. Coordination With Subdivision Ordinance: When a subdivision of land subject to the Village's
subdivision ordinance is proposed or required in connection with a PMD, review of the
subdivision, including without limitation submittal and approval of plats of subdivision, shall
proceed concurrently with review of the PMD and be completed simultaneously with review of
and action on the Final Plan during the PMD process, and no further public process shall be
required for the PMD to obtain subdivision approval.
5. Action By PCZBA:
a. Evaluation: Within sixty (60) days after the filing of an application for approval of a Final Plan,
the PCZBA shall, with such aid and advice of the Village staff and consultants as may be
appropriate, commence its public hearing to review and make its recommendation on the plan.
Such review shall consider:
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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(1) Whether the Final Plan is in substantial conformity with the approved Development
Concept Plan; and
(2) The merit or lack of merit of any departure of the Final Plan from substantial conformity
with the approved Development Concept Plan; and
(3) Whether the Final Plan complies with any and all conditions imposed by approval of the
Development Concept Plan; and
(4) Whether the Final Plan complies with the provisions of this chapter and all other applicable
Federal, State, and Village codes, ordinances, and regulations.
b. Recommendation Of Approval Based On Substantial Conformity: If the PCZBA finds
substantial conformity between the Final Plan and the approved Development Concept Plan
and further finds the Final Plan to be in all other respects complete and in compliance with any
and all conditions imposed by approval of the Development Concept Plan and with the
provisions of this chapter and all other applicable Federal, State, and Village codes,
ordinances, and regulations, it shall transmit the plan to the Board of Trustees with its
recommendation that the Board of Trustees, by ordinance duly adopted, approve the Final
Plan, with or without modifications and conditions to be accepted by the applicant as a
condition of such approval, and shall grant a special use permit authorizing the Final Plan of
the proposed PMD and such additional approvals as may be necessary to permit development
of the PMD as approved.
c. Recommendation Of Approval Without Substantial Conformity: If the PCZBA finds that the
Final Plan is not in substantial conformity with the Development Concept Plan but merits
approval notwithstanding such lack of conformity and otherwise conforms to the requirements
of this Code, it shall transmit the plan to the Board of Trustees with its recommendation that
the Board of Trustees, by ordinance duly adopted, approve the Final Plan, with or without
modifications and conditions to be accepted by the applicant as a condition of such approval,
and shall grant a special use permit authorizing the Final Plan of the proposed PMD and such
additional approvals as may be necessary to permit development of the PMD as approved.
d. Recommendation Of Denial: If the PCZBA finds that the Final Plan is not in substantial
conformity with the approved Development Concept Plan and does not merit approval, or if
the PCZBA requires modifications to the Final Plan that are not accepted by the applicant,
then the PCZBA shall transmit the plan to the Board of Trustees together with its
recommendation that the Final Plan not be approved.
e. Failure To Act: The failure of the PCZBA to commence its public hearing within sixty (60)
days, or such further time to which the applicant may agree, shall be deemed a decision to
make no recommendation to the Board of Trustees regarding the Final Plan as submitted.
6. Action By Architectural Board Of Review: No later than sixty (60) days after the conclusion of the
public hearing by the PCZBA concerning the Final Plan, the Architectural Board of Review will
conduct a public meeting for the purpose of conducting a site plan review pursuant to section 102-8 of this title concerning the Final Plan. Within thirty (30) days after the conclusion of the public
meeting, the ABR shall make its recommendation to the Board of Trustees that a site plan be
approved, be approved subject to modifications, or not be approved. The failure of the ABR to
make its recommendation within thirty (30) days after the conclusion of the public meeting, or
such further time to which the applicant may agree, shall be deemed a decision to make no
recommendation on the site plan as submitted.
7. Action By Board Of Trustees: Within sixty (60) days after the ABR and the PCZBA have made
their respective recommendations, or their failure to act as provided in subsections C5 and C6,
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805

4/14

11/15/2019

Sterling Codifiers, Inc.

respectively, of this section, the Board of Trustees shall proceed as follows:
a. Approval Based On Substantial Conformity: If the PCZBA has recommended approval of a
Final Plan pursuant to subsection C5b of this section, the Board of Trustees shall, unless it
specifically rejects one (1) or more of the findings of the PCZBA on the basis of expressly
stated reasons, approve the Final Plan by a duly adopted ordinance; or
b. Approval Without Substantial Conformity: In any case other than that specified in subsection
C7a of this section, the Board of Trustees may, if it finds that the Final Plan merits approval
and otherwise conforms to the requirements of this title, approve the Final Plan by a duly
adopted ordinance; or
c. Referral Back To PCZBA: In any case other than that specified in subsection C7a of this
section, the Board of Trustees may refer the Final Plan back to the PCZBA for further
consideration of specified matters; or
d. Conditions On Final Plan Approval: The approval of any Final Plan may be granted with or
without modifications and conditions to be accepted by the applicant as a condition of
approval.
8. Recording Of Final Plan: When a Final Plan is approved, the Village Administrator shall cause
the Final Plan and special use permit ordinance, or the portions thereof as are appropriate, to be
recorded with the Lake County Recorder.
9. Limitation On Final Plan Approval: Construction shall commence in accordance with the
approved Final Plan within one (1) year after the approval of such plan, or within such time as
may be established by the approved development schedule pursuant to the special use permit
ordinance. Failure to commence construction within such period shall, unless an extension of
time shall have been granted by the Village Administrator, automatically render void the Final
Plan approval and all approvals of the planned mixed-use development and all permits based on
such approvals, and the Village Administrator shall, without further direction, initiate an
appropriate application to revoke the special use permit for all portions of the planned mixed-use
development that have not yet been completed.
10. Building And Other Permits: Except as provided in this subsection C10, appropriate officials of
the Village, after receiving notice from the Village Administrator that the documents required for
Final Plan approval have been approved and upon proper application by the applicant, may
issue building and other permits to the applicant for the development, construction, and other
work in the area encompassed by the approved Final Plan; provided, however, that no permit
shall be issued unless the appropriate official is first satisfied that the requirements of any codes
or ordinances of the Village, in addition to this chapter, that are applicable to the permit sought,
have been satisfied. Building permits may, however, be withheld at the discretion of the Village
Administrator or the Board of Trustees at any time it is determined that the development of the
PMD is not undertaken in strict compliance with the approved Final Plan. (Ord. 2016-23, 9-122016)

10-15-3: STANDARDS AND CONDITIONS:
A. Special Use Permit Standards: No special use permit for a PMD shall be recommended or granted
pursuant to this section unless the applicant shall establish that the proposed PMD meets the
standards made applicable to special uses pursuant to subsection 10-4-2E3 of this title.

https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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B. General Design Standards: No special use permit for a PMD shall be recommended by the PCZBA
or granted by the Village Board pursuant to this section unless the applicant has established that
the proposed PMD meets the following additional standards, to the extent practical and applicable
to the specific PMD, and except as the Village Board may otherwise provide in the ordinance
granting a PMD:
1. Comprehensive Plan: The PMD shall not be inconsistent with the planning policies, goals,
objectives, principles, and provisions of the Village's Comprehensive Plan.
2. Public Welfare: The PMD shall be designed, located, and proposed to be operated and
maintained so that it will not impair an adequate supply of light and air to adjacent property and
will not substantially increase the danger of fire or otherwise endanger the public health, safety
and welfare.
3. Uses: The PMD may include uses permitted in the B Residence District (R-4), the C Residence
District (R-5), and the Central Business District (CBD), in addition to other uses suitable to the
proposed location of the PMD.
4. Impact On Other Property: The PMD shall not be unnecessarily injurious to the use or
enjoyment of surrounding properties for the purposes permitted pursuant to the applicable
zoning district, shall not prevent the normal and orderly development and improvement of
surrounding properties for permitted uses, shall not be inconsistent with the community
character of the neighborhood, shall not alter the essential character of the neighborhood or be
incompatible with other property in the immediate vicinity. The uses permitted on a PMD must be
of a type and so located so as to exercise no undue detrimental influence upon surrounding
properties. The PMD must also address compliance with the Village's noise, lighting, and other
performance standards.
5. Impact On Public Facilities And Resources: The PMD shall be designed so that adequate
utilities, road access, drainage, and other necessary facilities will be provided to serve the PMD.
6. Archaeological, Historical Or Cultural Impact: The PMD shall not substantially and adversely
affect a known archaeological, historical, or cultural resource located on or off of the parcel(s)
proposed for development.
7. Parking And Traffic: The PMD shall have or make adequate provision to provide ingress and
egress to the proposed use in a manner that minimizes traffic congestion in the public streets,
provides appropriate cross access to adjacent properties and parking areas, and provides
adequate access for emergency vehicles. Adequate parking shall be provided for the uses
permitted in the PMD.
8. Landscaping, Open Space, And Buffering: Consistent with the nature of the proposed PMD, the
PMD shall provide landscaping, public open space, and other buffering features as necessary to
reasonably protect uses within the development and surrounding properties, including without
limitation reasonable and practical buffering related to the visual impact of the PMD on
surrounding properties.
9. Signage: Signage on the site of the PMD shall generally be in conformity with the Village's sign
regulations, except as may otherwise be specifically provided in the ordinance approving a PMD.
10. Ownership/Control Area: The site of the PMD must be under ownership and/or unified control
of the applicant.
11. Compliance With Subdivision Regulations And Plat Act: All PMDs, whether or not they are by
definition subject to the Village's subdivision regulations or the Illinois Plat Act, shall comply with
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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all standards, regulations and procedures of the Village's subdivision regulations and the Plat
Act except as is expressly provided otherwise in this chapter, or as otherwise provided by the
Board of Trustees pursuant to the ordinance approving the PMD, or the applicable sections of
the Village's subdivision regulations.
12. Covenants And Restrictions To Be Enforceable By Village: All covenants, deed restrictions,
easements, and similar restrictions to be recorded in connection with the PMD, if any, shall
provide that they may not be modified, removed, or released without the express consent of the
Board of Trustees and that they may be enforced by the Village as well as by future landowners
within the PMD.
13. Security And Site Control: The PMD shall include the plans necessary to describe, establish,
and maintain appropriate property and building security and site control measures for the PMD
and the property on which the PMD is located. These plans shall also include measures to
address adverse impacts on neighboring properties.
14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient and
harmonious grouping of structures, uses and facilities, and for appropriate relation of space
inside and outside buildings to intended uses and structural features.
15. Beneficial Common Open Space: To the extent practical, common open space in the PMD
shall be integrated into the overall design. These open spaces shall have a direct functional or
visual relationship to the main building(s) and shall not be of isolated or leftover character. The
following would not be considered usable common open space:
a. Areas reserved for the exclusive use or benefit of an individual tenant or owner; or reserved
for the exclusive use of tenants or owners, but not the public.
b. Dedicated streets, alleys and other public rights-of-way.
c. Vehicular drives, parking, loading and storage areas.
d. Irregular or unusable narrow strips of land.
16. Functional And Mechanical Features: Storage areas, trash and garbage retainers, machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar
accessory areas and structures shall be accounted for in the design of the PMD and enclosed or
made as unobtrusive as possible. These features shall be subject to such setbacks, special
planting or other screening methods as shall reasonably be required to prevent their being
incongruous with the existing or contemplated environment and the surrounding properties.
17. Vehicle Drives, Parking And Circulation: Principal vehicular access shall be from dedicated
public streets, and access points shall be designed to encourage smooth traffic flow with
controlled turning movements and minimum hazards to vehicular or pedestrian traffic. With
respect to vehicular and pedestrian circulation, including walkways, interior drives and parking,
special attention shall be given to location and number of access points to the public streets,
width of interior drives and access points, general interior circulation, separation of pedestrian
and vehicular traffic, adequate provision for service by emergency vehicles, sharing of parking
between uses in the PMD, and arrangement of parking areas that are safe and convenient, and
insofar as feasible, do not detract from the design of proposed buildings and structures and the
neighboring properties. Landscaping shall be provided to screen parking areas from neighboring
properties.

https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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18. Pedestrian And Bicycle Access And Circulation: PMDs shall emphasize safe, efficient, and
comprehensive pedestrian-friendly movement and shall further emphasize bicycle access and
circulation, including without limitation providing connections to and from existing bike and
walking paths so as to ensure a continuous route without gaps or disconnections.
19. Lighting: Lighting for the PMD shall preserve and enhance the "dark at night" character of the
Village by: a) enabling individuals to view essential detail to permit them to undertake their
activities at night; b) facilitating safety and security of persons and property; and c) curtailing the
degradation of the nighttime visual environment.
20. Surface Water Drainage: Special attention shall be given to proper site surface drainage so
that removal of surface waters will not adversely affect neighboring properties or the public storm
drainage system. Surface water in all paved areas shall be collected at intervals so that it will not
obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must comply with all standards, regulations and
procedures of the Village's tree regulations, as provided in chapter 11 of this title.
22. Compliance With Watershed Development Ordinance: The PMD must comply with all
standards, regulations, and procedures of the Village's watershed development ordinance,
ordinance 2001-16, as it may be amended from time to time.
23. Water And Sewer Service: The PMD must comply with all Municipal Code requirements
concerning the public water supply and sanitary sewer service necessary to serve the PMD.
C. Maximum PMD Height: No building or structure in any PMD shall exceed thirty feet (30') in height,
nor shall any building or structure in any PMD exceed two (2) stories.
D. Conditions: The approval of a Final Plan may be conditioned on such matters as the Board of
Trustees may find necessary to: 1) prevent or minimize any possible adverse effects of the
proposed PMD; 2) ensure compatibility of the various uses that may exist within the PMD; or 3)
ensure its compatibility with surrounding uses and development and its consistency with the
general purposes, goals, and objectives of this chapter, the Village's Subdivision Code, and the
Village's Comprehensive Plan. Such conditions shall be expressly set forth in the ordinance
approving the PMD. Violation of any such condition or limitation shall be a violation of this chapter
and shall constitute grounds for revocation of all approvals granted for the planned mixed-use
development. (Ord. 2016-23, 9-12-2016)

10-15-4: AUTHORITY TO MODIFY REGULATIONS:
A. Authority: Subject to the standards and limitations in this section, the Board of Trustees, as part of
an approval of any PMD, may modify any provision of this chapter or of the Village's subdivision
ordinance as they apply to an approved PMD, subject to the limitations in this section.
B. Standards: No such modification may be approved unless the Board of Trustees shall find that the
proposed PMD:
1. Will achieve the purposes for which PMD may be approved pursuant to section 10-15-1 of this
chapter;
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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2. Will not violate the general purposes, goals, and objectives of this Code and the Village's
Comprehensive Plan;
3. Will result in a development providing amenities to the Village that may not be otherwise
required under this chapter or other applicable Village codes and ordinances, including without
limitation such things as public art; plazas; pedestrian walkways; natural habitats; increased
landscaping; buffering or screening; enhanced streetscape; enhanced pedestrian and transit
supportive design; underground parking; and similar features.
C. Other Limitations: In granting any PMD approval pursuant to this chapter, the Board of Trustees
shall in no event:
1. Make less stringent any performance standard relating to noise, vibration, smoke and particulate
matter, odors, toxic and noxious matter, radiation hazards, fire and explosive hazards, or heat or
glare, that is applicable in the district in which the development is to be located or applicable to
the particular use by reason of the regulations applicable in any district in which it might be
located; or
2. Reduce the minimum total lot area requirement by more than fifty percent (50%). This limitation
does not apply to any minimum lot area per unit requirement.
3. Allow for the maximum height of any building or structure within the PMD to exceed thirty feet
(30') in height or to exceed two (2) stories, except pursuant to and in conjunction with an
application for and approval of a variation from subsection 10-15-3C of this chapter in
accordance with the variation procedures set forth in section 10-2-4 of this title.
D. Regulation During And After Completion Of Development: After a Final Plan has been approved,
that approved plan will constitute the regulations applicable to the subject property, rather than any
conflicting provision of this title. No use or development not authorized by the approved plan will be
permitted within the planned mixed-use development. (Ord. 2016-23, 9-12-2016)

10-15-5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL
PLAN:
A. Minor Adjustments: During the development of a PMD, the Village Board may authorize minor
adjustments to an approved Final Plan that appear necessary to, and consistent with, proper
completion of the development as contemplated by the approval ordinance. Such minor
adjustments may include, without limitation, the following:
1. Altering the location of any one (1) structure or any part thereof, or any group of structures, by
not more than five percent (5%) of the distance shown on the approved Final Plan between such
structure or structures and any other structure or any vehicular circulation element or any
boundary of the planned mixed-use development, whichever is less; and
2. Altering the location of any circulation element by not more than five percent (5%) of the
distance shown on the approved Final Plan between such circulation element and any structure,
whichever is less; and
3. Altering the location of any open space by not more than five percent (5%) of the distance
shown on the approved Final Plan; and
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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4. Altering any final grade by not more than five percent (5%) of the originally planned grade; and
5. Altering the location or type of landscaping elements, provided that such minor adjustment will
not result in the reduction of required landscaping or be inconsistent with the nature and type of
landscaping required by the approved landscape plan.
B. Standards: Minor adjustments shall be consistent with the intent and purpose of this title and the
Final Plan, as approved, shall be the minimum necessary to overcome the particular difficulty, and
shall not be approved if they would result in a violation of any standard or requirement of this
chapter. All minor adjustments shall be approved by the Board by resolution duly adopted, subject
to such review by the Board and other boards and commissions of the Village as the Board may
deem appropriate.
C. Amendments To Approved Final Plan: Changes or adjustments to a PMD during or after completion
of a PMD that are not minor adjustments pursuant to subsections A and B of this section, shall
require an amendment to the PMD in the same manner and subject to the same procedures and
limitations as required for adoption of an initial PMD under the terms of this chapter. (Ord. 2016-23,
9-12-2016)

10-15-6: APPLICATION REQUIREMENTS:
A. Minimum Data Requirements For All Applications: Every application submitted pursuant to this
chapter shall contain at least the following information:
1. The owner's name and address and the owner's signed consent to the filing of the application.
Full disclosure of the ownership of all legal and equitable interests in the lot is required.
2. The lot owner's name and address, if different from the owner, and his or her interest in the lot.
3. The names and addresses of all professional consultants, if any, advising the owner with respect
to the application.
4. The name and address and the nature and extent of any economic or family interest of any
officer or employee of the Village in the owner, the lot owner, or lot.
5. The addresses and legal description of the lot.
6. Descriptions and graphic representations of the proposal for which approval is being sought and
of the existing zoning classification, use, and development of the lot and the adjacent area for at
least two hundred fifty feet (250') in all directions from the lot. The scope and detail of such
description shall be appropriate to the subject matter of the application, with special emphasis on
those matters likely to be affected or impacted by the approval being sought in the application.
These descriptions and representations shall be provided no later than necessary for
presentation by the applicant at the public hearing before the PCZBA pursuant to subsection 1015-2B3 of this chapter.
B. Applications For Development Concept Plan Approval: Every application for Development Concept
Plan approval shall, in addition to the data and information required pursuant to subsection A of
this section, provide at least ten (10) sets of plans and documents of the following:
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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1. Development Concept Plan: A plan showing the basic scope, character, and nature of the entire
PMD including the following information:
a. Character: Explanation of the character of the PMD and the manner in which it has been
planned to take advantage of the flexibility of these regulations.
b. Ownership: Statement of present and proposed ownership of all land within the project,
including present tract designation according to official records in offices of the County
Recorder.
c. Nature And Type Of Uses: Information on the nature and type of uses in the PMD and within
each building proposed in the PMD.
d. Service Facilities: Information on all service facilities and off street parking facilities in the
PMD.
e. Preliminary Architectural Drawings: Preliminary architectural drawings for all primary buildings
shall be submitted in sufficient detail to permit an understanding of the style of the
development, and the height, number, location, and design of the building(s) in the PMD.
f. Conceptual Site Plan: A conceptual site plan of the proposed PMD, including building
locations, property lines, setbacks, streets, circulation systems for pedestrians, bicycles, and
vehicles, open space, landscaped areas, parking, existing and proposed tree locations, and
recreational facilities.
g. Miscellaneous: Such additional information as may be required by the PCZBA.
C. Applications For Final Plan Approval: Every application filed pursuant to this chapter shall, in
addition to the data and information required in subsection A of this section, provide the following
information:
1. Detailed Plan: A drawing of the PMD shall be prepared at a scale of not less than one inch
equals one hundred feet (1" = 100') and shall show such designations as proposed streets
(public and private), all buildings and their use, common open space, recreation facilities,
parking areas, service areas and other facilities to indicate the character of the proposed PMD.
The submission may be composed of one (1) or more sheets and drawings and shall include:
a. Boundary Lines: Bearings and distances.
b. Easements: Location, width and purpose.
c. Streets On And Adjacent To The Tract: Street name, right-of-way width, existing or proposed
centerline elevations, pavement type, walks, curbs, gutters, culverts, etc.
d. Utilities On And Adjacent To The Tract: Location, size and invert elevation of sanitary, storm
and combined sewers; location and size of water mains; location of gas lines, fire hydrants,
electric and telephone lines and streetlights; direction and distance to and size of nearest
water mains and sewers adjacent to the tract showing invert elevation of sewers.
e. Ground Elevations On The Tract: Show one foot (1') contours, show spot elevations at all
breaks in grades, along all drainage channels or swales and at selected points not more than
one hundred feet (100') apart in all directions.
f. Subsurface Conditions On The Tract, If Required By The Village Engineer: Location and
results of tests made to ascertain subsurface soil, rock and ground water conditions; depth to
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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ground water unless test pits are dry at a depth of five feet (5').
g. Other Conditions On The Tract: Watercourses, floodplains, wetland delineations, marshes,
rock outcrop, wooded areas, protected trees as designated in the Village's tree protection
regulations at section 10-11-4 of this title, houses, barns, accessory buildings and other
significant features, and any Federal, State or other non-Village permits required for the PMD.
h. Other Conditions On Adjacent Land: Approximate direction and gradient of ground slope,
including any embankments or retaining walls; character and location of buildings, railroads,
power lines, towers and other nearby land uses or adverse influences; owners of adjacent
platted land; for the adjacent platted land refer to subdivision plat by name, recording date and
number and show approximate percent built up, typical lot size and dwelling type.
i. Zoning On And Adjacent To The Tract: Provide zoning classification on and adjacent to the
tract.
j. Proposed Public Improvements: Highways or other major improvements planned by public
authorities for future construction on or near the tract.
k. Open Space: To the extent applicable, all lots intended to be dedicated for public use or
reserved for the use of all lot owners with the purpose indicated.
l. General Location, Purpose And Height: General location, purpose and height, in feet and
stories, of each building.
m. Map Data: Name of development, north point and scale, date of preparation and acreage of
site.
n. Water Facilities: The preliminary plat shall have depicted on its face all lakes, ponds,
detention sites, retention sites and dams. This includes existing lakes, ponds, detention sites,
retention sites and dams or proposed lakes, ponds, detention sites, retention sites or dams. If
the water facility is proposed, the preliminary plat shall be accompanied by preliminary
engineering plans, including the depth, capacity and relation of the water facility to proposed
storm drain facilities.
o. Miscellaneous: Such additional information as may be required by the PCZBA.
p. Final Building Elevations And Floor Plans: Schematic drawings illustrating the design and
character of the building elevations, types of construction, and floor plans for all proposed
buildings and structures. The drawings shall also include a schedule showing the number,
type, and floor area for all uses or combinations of uses, and the floor area for the entire
proposed planned development.
q. Traffic Studies: Detailed information as required by the Village concerning traffic circulation
within the PMD and the mitigation of traffic impacts created by the PMD on surrounding
Village, County, and State roads.
r. Watershed Development Ordinance: Information as required by the Village to demonstrate
compliance with the Village's watershed development ordinance.
2. Final Plat: A final land use and zoning plat, suitable for recording with the County Recorder of
deeds shall be prepared. The purpose of the land use and zoning plat is to designate with
particularity the land subdivided into conventional lots as well as the division of other land not so
treated into common open areas and building areas. The final land use and zoning plat shall
include, but not be limited to:
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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a. Legal Description Of Entire Area: An accurate legal description of the entire area under
immediate development within the PMD.
b. Subdivision Plat: A subdivision plat of all subdivided lands in the same form and meeting all
the requirements of a normal subdivision plat.
c. Legal Description Of Unsubdivided Use Area: An accurate legal description of each separate
unsubdivided use area, including common open space.
d. Location Of All Buildings To Be Constructed: Designation of the exact location of all buildings
to be constructed, including minimum setbacks from lot lines.
e. Certificates, Seals And Signatures: Certificates, seals and signatures required for the
dedication of lands and recording the document.
f. Tabulations On Separate Unsubdivided Use Area: Tabulations on separate unsubdivided use
area, if any, including land area and number of buildings.
g. Water Facilities: The location of all lakes, ponds, detention sites, retention sites and dams
shall be depicted and accurately located on the final plat.
3. Public Open Space Documents: To the extent applicable, common open space in the PMD that
is to be dedicated for the use of the public shall be either conveyed to a municipal or public
corporation, conveyed to a not-for-profit corporation or entity established for the purpose of
benefiting the owners of the PMD or retained by the developer with legally binding guarantees,
in a form approved by the Village Attorney, that the common open space will be permanently
preserved as open area. All land conveyed to a not-for-profit corporation or like entity shall be
subject to the right of said corporation to impose a legally enforceable lien for maintenance and
improvement of the common open space.
4. Public Facilities: The construction of all public facilities and improvements made necessary as a
result of the PMD shall either be completed prior to final plat approval, or be guaranteed by a
security deposit.
5. Security Deposit: The satisfactory installation of the public facilities and improvements required
to be constructed within the PMD shall be guaranteed by a security consistent with the
subdivision regulations, including, without limitation, a letter of credit, in an amount equal to one
hundred ten percent (110%) of the estimated cost of public facility installations. The balance of
the security deposit shall not be returned after the completion of the public facility installations
unless a guarantee security deposit in an amount of ten percent (10%) of the total cost of the
required facilities is first delivered to the Village. Such guarantee security deposit shall be
maintained for a period of twenty four (24) months.
6. Delinquent Taxes: A certificate shall be furnished from the proper collector that all special
assessments constituting a lien on the whole or any part of the lot of the PMD have been paid.
7. Covenants: Final agreements, provisions or covenants which will govern the use, maintenance
and continued protection of the PMD.
8. Schedule: Development schedule indicating:
a. Stages in which project will be built with emphasis on area, density, use and public facilities
such as open space to be developed with each stage. Overall design of each stage shall be
shown on the plat and through supporting graphic material.
b. Approximate dates for beginning and completion of each stage.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
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c. The mix of uses to be built in each stage.
9. Traffic Mitigation:
a. All new developments shall be required to provide a traffic study, prepared by a qualified traffic
engineer, to establish trips generated, necessary road and other improvements, and other
reasonably necessary information relating to traffic impact of the development on Village,
County or State roads.
b. All developments shall be required to provide an employee traffic mitigation plan. The plan will
establish specific actions by the owner to limit peak hour vehicular traffic generated by the
development. These actions might include staggered work hours, ridesharing, vanpools,
rideshare or transit promotion, or preferential parking plan.
10. Lighting Plans: A final photometric/lighting plan for the proposed PMD including technical
descriptions and cut sheets for all lighting fixtures. Any permitted accessory lighting fixtures shall
be designed, arranged, and operated so as to prevent glare and direct rays of light from being
cast onto any adjacent public or private property or street and so as not to produce excessive
sky-reflected glare.
11. Landscaping Plans: A final landscape plan depicting the location, size, character, and
composition of all trees, landscape materials and other vegetation for the PMD.
12. Facilities Plans: Final plans for:
a. If applicable, roads including classification, width or right-of-way, width of pavement and
typical construction details.
b. Sanitary sewer system.
c. Storm drainage system.
d. Water supply system.
D. Modification Or Waiver Of Application Requirements: Upon written request of the applicant, the
Village Administrator may modify the requirements to submit any plans or documents required
pursuant to this section, provided that no required submittals may be waived without the prior
review and approval of the PCZBA and Village Board. (Ord. 2016-23, 9-12-2016)
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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:

December 18, 2019

SUBJECT:

Supplemental Materials for December 18, 2019

The purpose of this memorandum is to transmit a paper supplement to the agenda packet for the
PCZBA’s Wednesday, December 18, 2019 meeting. Paper copies will be available at the dais.
•

Item #7 – Block Three: The following new materials are attached:
o December 16 correspondence from Paul Carollo (distributed via e-mail Monday night)
o December 16 materials from Brad Andersen (distributed via e-mail Monday night):


A fiscal analysis.



A letter regarding a stormwater analysis of the original design.



Two site plan alternatives, including a rendering of a stepped-back penthouse
level proposed therein.

o December 18 correspondence from Lee Nysted
o December 18 correspondence from David Mark
o December 18 correspondence from Andy and Susan Graves
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FW: Planning Commission - Carollo
Drew Irvin

Sent:Monday, December 16, 2019 3:38 PM
To: Glen Cole

From: Paul Carollo [mailto:paulcarollo@pa nasolu ons.com]
Sent: Monday, December 16, 2019 1:54 PM
To: gcloe@lakebluﬀ.org; grussellmep@gmail.com
Cc: Drew Irvin <dirvin@lakebluﬀ.org>
Subject: Planning Commission - Carollo
Hi Glen (and George). I was looking to send this le er below to George but understand he’s out with a
family ma er. My intent was for George review and share with others on the planning commission
before this weeks’ mee ng. In his absence I’m hoping you can assist. Do you mind reviewing and
sharing?
George, best of luck with you dad.
……………………………….
December 16, 2019
Mr. George Russell
Village of Lake Bluﬀ Planning Commission
40 East Center Avenue
Lake Bluﬀ, IL 60044
Hello George.
While you don’t o en hear from me weighing in on local issues the proposed condo project is the
topic promp ng this correspondence. In short as 25+ year residents of Lake Bluﬀ the idea of having
addi onal condo living op ons within walking distance to the train and town is an idea that is easy to
embrace.
For years Pat and I have talked about what to do for housing a er the kids get on with their lives post
college. That me is fast approaching as Danny our youngest is ﬁnished with college as of this month.
A er losing out on a smaller in-town home we had our eye on about a year ago we now hope to stay
in our current home as long as possible and when the me was right for us to sell we will be
considering moving to the condo’s at the Deerpath Inn. In Lake Forest the Deerpath obviously
provides many in town beneﬁts: walkable to town, has several nice restaurants with easy access which
also allow for having a drink or two and walking home. Coupled with some outdoor events in Market
Square the Deerpath would be a move that would likely meet our future needs. This type of move has
beneﬁts but comes with one big drawback: we’d be leaving Lake Bluﬀ which we don’t want to do.
The points men oned above is another way of saying we encourage the village leadership teams to
work towards approving a condo plan that makes sense for the neighbors and the town. It seems 2
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stories vs 3 is likely the issue that needs to be addressed. If correct on the daylight plane topic my
view is that it’s a legi mate concern and hopefully a viable solu on with compromise is around the
corner for all involved. I’m not oﬀering mul ple solu ons to a complex zoning challenge other than
making the 3rd story less units than the ﬁrst two ﬂoors. Maybe those top ﬂoor units can be set back
far enough so the light blockage is minimized. Ideal, maybe not for the developer but possibly for the
immediate neighbors.
I will add living next door to police and ﬁre sta ons (currently at 115 East Center) isn’t ideal but a er
moving to our current home in 2000 this became a non-issue very quickly. I suspect if there were less
units on the top ﬂoor, with a substan al set back to the north, coupled with the right landscaping this
too would eventually become a non-issue over daylight plane concerns. Clearly living next to the
comings and goings of police and ﬁre trucks is not the same thing as a new building going up next
door (the police and ﬁre buildings were present when we moved in) but a concern on the front end
turned out to be nothing of consequence for us a er we moved in. My family has lived happily next to
municipal ac vi es for 20 years.
George I wish you and your peers luck in ﬁnding a workable solu on.
Respec ully,
Paul
PS: The big ornament lights look great George. Living close to town we get to enjoy them every night!
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150 North Wacker Drive
Suite 1600
Chicago, Illinois 60606

T: 312.444.1702
F: 312.444.9052

MEMORANDUM

To:

Drew Irvin
Village Administrator

From: Kane, McKenna and Associates, Inc.
Re:

Preliminary Fiscal Impact

Date: December 13, 2019
Kane, McKenna and Associates, Inc. (“KMA”) has been retained by Scranton Partners (the
“Developer”) to update the previous evaluation of the fiscal impact on Lake Bluff School District
65 (“District 65”), Lake Forest High School District 115 (“District 115”), Lake Bluff Park District
(the “Park District”) and the Village of Lake Bluff, Illinois (the “Village”) of a proposed
development of a 20 unit single-family condominium development (the “Development”) on
parcels of land located on at 120 Scranton in Lake Bluff, Illinois (the “Property”).
Based on information provided to us by the Developer, the Shields Township Assessor’s
office, the Lake County Clerk’s office and the Lake County Assessor’s office, the following is a
preliminary analysis of the fiscal impact of the Development on Village.
The projected preliminary fiscal impact of the Development is based on the assumptions
of weighted average market value and absorption outlined in Exhibit A-1 herein and summarized
in Table 1 below.
Table 1
2021

2022

2023

4
1

6
1

6
2

Total Units Sold Per Year

5

7

8

Cumulative Units Sold

5

12

20

Absorption Schedule
Housing Units Sold Per Year
Condo - 2Br
Condo - 3Br

Weighed Avg.
Value/Unit
712,500
900,000

150 North Wacker Drive
Suite 1600
Chicago, Illinois 60606

T: 312.444.1702
F: 312.444.9052

Mr. Drew Irvin
Page Two
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Attached are the following exhibits which project (i) the timing of the completion and
occupancy of the units, (ii) the total population of the Development, (iii) the number of residents
to be generated by the Development, (iv) the assessed value of the Development, and (v) the fiscal
impact of the Development on Village:
Exhibit A-1 – includes a description of the number and type of units expected to be
constructed and the projected timing of the completion and occupancy of the units;
Exhibit A-2 – includes a projection of the number of total residents and school children to
be generated by the Development based on the multipliers for average number of total
residents and high school, junior high school and elementary school age children as
provided in the Village of Lake Bluff Municipal Code (Title 11-4-5) related to land
dedication (the “Population Multipliers”);
Exhibit A-3 – includes a projection of the assessed value of the Development over a twenty
year period based on information provided by the Developer with respect to the projected
sale prices of the units and discussions with the Shields Township Assessor’s office relating
to new residential construction;
Exhibit A-4 – includes a projection of incremental property tax and sales tax revenues to
be generated by the Development and the residents within the Development;
Exhibit A-5 – includes a projection of Utility Tax (based on an analysis of the Village’s
fiscal year ended 2019/20 Annual Budget), Motor Fuel Tax, State Income Tax and State
Use Tax revenues to be generated by the residents within the Development;
Exhibit A-6 – is a preliminary analysis of the Village’s fiscal year ended 2019/20 Annual
Budget, to determine the estimated additional expenditures that the Village would incur
based on (i) the new residents projected to be generated as provided in Exhibit B and (ii)
adjustments to reflect the assumption that the limited amount of additional new residents
would not cause the Village to increase certain expenditures described in Exhibit A-6;
Exhibit A-7 – includes a projection of annual additional expenditures expected to be
incurred by the Village based on the additional number of residents generated by the
Development; and
Exhibit A-8 – is an analysis of the projected fiscal impact of the Development on the
Village.

150 North Wacker Drive
Suite 1600
Chicago, Illinois 60606

T: 312.444.1702
F: 312.444.9052

Mr. Drew Irvin
Page Three
December 13, 2019

Attached hereto as Exhibit B is a preliminary fiscal impact analysis of the Development on
District 65 and attached hereto as Exhibit C is a preliminary fiscal impact analysis of the
Development on 115. The fiscal impact analyses are based on the Population Multipliers and the
assumptions described in Exhibit A-2.
Attached are the following exhibits which project the fiscal impact of the Development on
Park District based on (i) the timing of the completion and occupancy of the units as provided in
Exhibit A-1, (ii) the total population of the Development as provided in Exhibit A-2, and (iii) the
assessed value of the Development as provided in Exhibit A-3:
Exhibit D-1 – includes a projection of incremental property tax revenues to be generated
by the Development;
Exhibit D-2 – is a preliminary analysis of the Park District’s fiscal year ended December
31, 2019 Annual Budget (the “Park District Budget”), to determine the estimated additional
revenues that would be generated by the Development for the Park District based on (i) the new
residents projected to be generated as provided in Exhibit A-2 and (ii) adjustments to reflect the
assumption that the limited amount of additional new residents;
Exhibit D-3 – is a preliminary analysis of the Park District Budget, to determine the
estimated additional expenditures that the Park District would incur based on (i) the new residents
projected to be generated as provided in Exhibit A-2 and (ii) adjustments to reflect the assumption
that the limited amount of additional new residents would not cause the Park District to increase
certain expenditures described in Exhibit D-3; and
Exhibit D-4 – is an analysis of the projected fiscal impact of the Development on the Park
District.
No allowances are made in this analysis for the effects of inflation on expenditures, and
likewise, no allowances are made for: (i) appreciation of real estate property values and the
resulting increase in higher property tax revenues from such appreciation; and (ii) potential
changes in property tax rates or assessment rate calculations. The adjustments would call for
speculation and would therefore be debatable and distort the objectivity of the analysis. The
primary objective is to show the relationship between revenues and expenditures. The amounts
shown in future years merely represent this relationship.
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The assumptions relating to assessed values of the units and absorption used in the above
described analysis are based on an analysis provided by the Developer.
The following Table 2 is a summary of the preliminary analyses herein with respect to the
fiscal impacts of the Development on District 65, District 115, the Park District and the Village.
Table 2
Annual Summary

Taxing District
District 65
District 115
Lake Bluff Park District
Village and Library
Totals

2018 Tax
Year Property
Tax Collection
(Existing Development)
$12,900
$6,635
$2,364
$3,708

Annual
Net Fiscal Impact
at Stabilization
(New Development)
$71,573
$47,478
$22,963
$36,788

Variance
$58,673
$40,844
$20,599
$33,079

$25,607

$178,802

$153,195

Property Tax
Collections Through 2039
(Existing Development)
$257,991
$132,698
$47,278
$74,168

Net Fiscal Impact
Through 2039
(New Development
$1,065,744
$714,827
$368,992
$542,903

Variance
$807,753
$582,130
$321,714
$468,735

$512,134

$2,692,466

$2,180,332

20 Year Summary

Taxing District
District 65
District 115
Lake Bluff Park District
Village and Library
Totals

Further refinement of the analysis is expected to be made after further review of the
estimated expenditures prior to the completion of a final Fiscal Impact Study.

EXHIBIT A-1
Absorption Analysis

Absorption Analysis

2021

2022

2023

2024

4
1

6
1

6
2

0
0

5

7

8

0

4
1

10
2

16
4

16
4

5

12

20

20

Absorption Schedule
Housing Units Sold Per Year
Condo - 2Br
Condo - 3Br

Weighed Avg.
Value/Unit
712,500
900,000

Total Units Sold Per Year
Cumulative Units Sold
Condo - 2Br
Condo - 3Br

712,500
900,000

Cumulative Units Sold

% Housing Units Occupied Each Year(2)
Condo - 2Br
Condo - 3Br

Weighed Avg.
Value/Unit
712,500
900,000

12.5%
12.5%

43.8%
37.5%

81.3% 100.0%
75.0% 100.0%

Notes:
(1)

Multipliers for average population per household and number of high school age children per household were
obtained from Village of Lake Bluff, Illinois
(2)
Assumes 50% aggregate occupancy for all new units occupied in each year
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EXHIBIT A-2
Population Analysis

Projected Population Analysis
Year
Total Units
Total Pop. of SF w/2Br (Detached)
Total Pop. of SF w/3Br (Detached)

2019

2020

2021

2022

2023

2024

0.000
0.000

0.000
0.000

1.039
0.300

9.087
1.802

27.001
7.209

33.232
9.612

(1)

Pop./Unit

16
4

2.077
2.403

Adj. Total No. of Residents(2)
20
0
0
1
11
34
43
Notes:
(1)
Multipliers for average population per household and number of high school age children per household were obtained from Village of Lake Bluff,
Illinois
(2)
Adjusted for 50% occupancy of additional units added each year

Projected Student Population
Year

2019

2020

2021

2022

2023

2024

0.000
0.000

0.000
0.000

0.019
0.008

0.162
0.050

0.481
0.198

0.592
0.264

0

0

1

1

1

1

0.000
0.000

0.000
0.000

0.039
0.008

0.337
0.048

1.001
0.192

1.232
0.256

0

0

1

1

2

2

0.000
0.000

0.000
0.000

0.048
0.030

0.416
0.178

1.235
0.711

1.520
0.948

Total No. Elementary School Children

0

0

1

1

2

3

Total No. Elementary and Jr. High School Children

0

0

2

2

4

5

Total No. School Children
Total No. Elementary and Jr. High School Children
Added Per Year

0

0

3

3

5

6

0

0

2

0

2

1

Total Units
High School Age
Total Pop. of SF w/2Br (Detached)
Total Pop. of SF w/3Br (Detached)

16
4

(1)

Pop./Unit

0.037
0.066

Total No. High School Age Children
Junior High School (Grades 6-8) Population
Total Pop. of SF w/2Br (Detached)
Total Pop. of SF w/3Br (Detached)

16
4

0.077
0.064

Total No. Junior High School Children
Elementary School (Grades K-5) Population
Total Pop. of SF w/2Br (Detached)
Total Pop. of SF w/3Br (Detached)

16
4

0.095
0.237

Notes:
(1)
Multipliers for average population per household and number of high school age children per household were obtained from Village of Lake Bluff,
Illinois
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EXHIBIT A-3
Property Tax Analysis

Pro Forma Real Property Tax Analysis

Tax Levy Year (Year of Occupancy)

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

Tax Collection Year

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

Current Land Value (Assessor)(1)

496,443

496,443

372,332

148,933

0

0

0

0

0

0

0

33%

33%

33%

33%

33%

33%

33%

33%

33%

33%

33%

165,464

165,464

124,098

49,639

0

0

0

0

0

0

0

Condo - 2Br

0

0

356,250

3,117,188

9,262,500

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

Condo - 3Br

0

0

112,500

675,000

2,700,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

Total Market Value

0

0

468,750

3,792,188

11,962,500

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

0

0

156,234

1,263,936

3,987,101

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

165,464

165,464

280,333

1,313,575

3,987,101

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

2018 State Equalization Factor

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

Equalized Assessed Valuation

165,464

165,464

280,333

1,313,575

3,987,101

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

0

0

3,750

30,750

96,000

120,000

120,000

120,000

120,000

120,000

120,000

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

0

0

111,118

1,117,361

3,725,637

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

Assessment Rate (Land)
Assessed Value (Land)

Effective Assessment Rate(2)
Assessed Value
Total Assessed Value

Less: Homestead Exemption
@ $6,000 Per Unit

A-3-1

Equalized Assessed Value of Land
Prior to Construction
Incremental Equalized Assessed Value
Notes:
(1) Based on assessed land value (based on 2018 tax year assessed values) during construction period

Pro Forma Real Property Tax Analysis

Tax Levy Year (Year of Occupancy)

2030

2031

2032

2033

2034

2035

2036

2037

2038

2039

Tax Collection Year

2031

2032

2033

2034

2035

2036

2037

2038

2039

2040

Current Land Value (Assessor)(1)

0

0

0

0

0

0

0

0

0

0

33%

33%

33%

33%

33%

33%

33%

33%

33%

33%

0

0

0

0

0

0

0

0

0

0

Condo - 2Br

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

11,400,000

Condo - 3Br

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

3,600,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

15,000,000

Assessment Rate (Land)
Assessed Value (Land)

Total Market Value
Effective Assessment Rate(2)

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

33 33%

Assessed Value

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

Total Assessed Value

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

1 0000

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

4,999,500

120,000

120,000

120,000

120,000

120,000

120,000

120,000

120,000

120,000

120,000

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

165,464

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

2018 State Equalization Factor
Equalized Assessed Valuation
Less: Homestead Exemption
@ $6,000 Per Unit

A-3-2

Equalized Assessed Value of Land
Prior to Construction
Incremental Equalized Assessed Value
Notes:
(1) Based on assessed land value (based on 2018 tax year assessed values) during construction period

EXHIBIT A-4
Projection of Incremental Property and Sales Tax

Annual Property Tax Revenues to Village of Lake Bluff
Tax Levy Year (Year of Occupancy)

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

Tax Collection Year

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

Incremental Equalized Assessed Value

0

0

111,118

1,117,361

3,725,637

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0

0

0

830

8,347

27,830

35,214

35,214

35,214

35,214

35,214

Base Equalized Assessed Value

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

2018 Village Tax Rate(1)

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

3,708

3,708

3,708

3,708

3,708

3,708

3,708

3,708

3,708

3,708

2018 Village Tax Rate(1)
Total Incremental Property Tax Revenue

Base Property Tax Revenue

N/A

Notes:
(1)

Includes tax rate for Library, Pension and Fire
Additional Local Sales Tax Revenues (New Households)

Year of Occupancy

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

Average

A-4-1

Cumulative Additional Residential
Units Occupied
Household Income(1)

171,396

0

0

5

12

20

20

20

20

20

20

20

0

0

856,980

2,056,751

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

Convenience Goods Spending

20%

0

0

171,396

411,350

685,584

685,584

685,584

685,584

685,584

685,584

685,584

Comparison Goods Spending

10%

0

0

85,698

205,675

342,792

342,792

342,792

342,792

342,792

342,792

342,792

Convenience Goods Spending Locally

40%

0

0

68,558

164,540

274,234

274,234

274,234

274,234

274,234

274,234

274,234

Comparison Goods Spending Locally

20%

0

0

17,140

41,135

68,558

68,558

68,558

68,558

68,558

68,558

68,558

Taxable Share, Convenience Goods

100%

0

0

68,558

164,540

274,234

274,234

274,234

274,234

274,234

274,234

274,234

Taxable Share, Comparison Goods

100%

0

0

17,140

41,135

68,558

68,558

68,558

68,558

68,558

68,558

68,558

0

0

85,698

205,675

342,792

342,792

342,792

342,792

342,792

342,792

342,792

1 0%

0

0

857

2,057

3,428

3,428

3,428

3,428

3,428

3,428

3,428

1 0%

0

0

171

411

686

686

686

686

686

686

686

1 0%

0

0

1,028

2,468

4,114

4,114

4,114

4,114

4,114

4,114

4,114

Local Taxable Spending
Additional Sales Tax Revenue from New
Households (Local Share State Sales Tax)(2)
Additional Sales Tax Revenue from New
Households (Home Rule Sales Tax)(3)
Total Additional Sales Tax Revenues
from New Households
Notes:
(1)

Projected household income based on affordability of proposed housing

(2)

Assumes Convenience Goods and Comparison Goods are subject to State Sales Tax of which 1% is the Local Share of the State Sales Taxes

(3)

Assumes Only Comparison Goods are subject to Village Home Rule Tax of 1%

Annual Property Tax Revenues to Village of Lake Bluff
Tax Levy Year (Year of Occupancy)

2030

2031

2032

2033

2034

2035

2036

2037

2038

2039

Tax Collection Year

2031

2032

2033

2034

2035

2036

2037

2038

2039

2040

Incremental Equalized Assessed Value

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

0 746993%

35,214

35,214

35,214

35,214

35,214

35,214

35,214

35,214

35,214

35,214

Base Equalized Assessed Value

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

2018 Village Tax Rate(1)

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

0 747%

3,708

3,708

3,708

3,708

3,708

3,708

3,708

3,708

3,708

3,708

2018 Village Tax Rate(1)
Total Incremental Property Tax Revenue

Base Property Tax Revenue

Totals

565,210

74,168

Notes:
(1)

Includes tax rate for Library, Pension and Fire
Additional Local Sales Tax Revenues (New Households)

Year of Occupancy

2030

2031

2032

2033

2034

2035

2036

2037

2038

2039

Totals

A-4-2

Cumulative Additional Residential
Units Occupied
Household Income (1)

171,396

20

20

20

20

20

20

20

20

20

20

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

3,427,919

Convenience Goods Spending

20%

685,584

685,584

685,584

685,584

685,584

685,584

685,584

685,584

685,584

685,584

Comparison Goods Spending

10%

342,792

342,792

342,792

342,792

342,792

342,792

342,792

342,792

342,792

342,792

Convenience Goods Spending Locally

40%

274,234

274,234

274,234

274,234

274,234

274,234

274,234

274,234

274,234

274,234

Comparison Goods Spending Locally

20%

68,558

68,558

68,558

68,558

68,558

68,558

68,558

68,558

68,558

68,558

Taxable Share, Convenience Goods

100%

274,234

274,234

274,234

274,234

274,234

274,234

274,234

274,234

274,234

274,234

Taxable Share, Comparison Goods

100%

68,558

68,558

68,558

68,558

68,558

68,558

68,558

68,558

68,558

68,558

342,792

342,792

342,792

342,792

342,792

342,792

342,792

342,792

342,792

342,792

1 0%

3,428

3,428

3,428

3,428

3,428

3,428

3,428

3,428

3,428

3,428

1 0%

686

686

686

686

686

686

686

686

686

686

1 0%

4,114

4,114

4,114

4,114

4,114

4,114

4,114

4,114

4,114

4,114

Local Taxable Spending
Additional Sales Tax Revenue from New
Households (Local Share State Sales Tax)(2)
Additional Sales Tax Revenue from New
Households (Home Rule Sales Tax)(3)
Total Additional Sales Tax Revenues
from New Households
Notes:
(1)

Projected household income based on affordability of proposed housing

(2)

Assumes Convenience Goods and Comparison Goods are subject to State Sales Tax of which 1% is the Local Share of the State Sales Taxes

(3)

Assumes Only Comparison Goods are subject to Village Home Rule Tax of 1%

73,426

EXHBIT A-5
Projection of Utility Tax, Motor Fuel Tax, State Income Tax
And State Use Tax Revenues

Other Village Revenues
Total No.

State Income Tax(1)

Utility Tax Revenues

State Use Tax(1)

Motor Fuel Tax(1)

Year of

of Add.

Total No.

Utility Taxes

Total

Share Per

Total

Share Per

Total

Share Per

Total State

Total Other

Occupancy

Residents

Households

Per Household(2)

Utility Taxes

Resident(3)

Income Taxes

Resident(3)

MFT

Resident(3)

Use Tax

Tax Revenues

2019

0

0

298.76

2020

0

0

2021

1

5

2022

11

2023

34

2024

A-5-1

0

0.00

0

0.00

0

0.00

0

298.76

0

0.00

0

0.00

0

0.00

0

0

298.76

1,494

0.00

0

0.00

0

0.00

0

1,494

12

298.76

3,585

0.00

0

0.00

0

0.00

0

3,585

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2025

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2026

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2027

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2028

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2029

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2030

43

20

298.76

5,975

0.00

0

0.00

0

0.00

0

5,975

2031

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2032

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2033

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2034

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2035

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2036

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2037

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2038

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

2039

43

20

298.76

5,975

106.30

4,571

25.35

1,090

32.75

1,408

13,044

12,674

170,281

Totals

106,658

41,138

9,810

Notes:
(1) Based on incremental units occupied; revenues relating to taxes shared by State are not assumed to be collected until after the 2030 Census
(2) Determined by allocating the utilities taxes (gas, electric, telecommunications) budget for FY 2020 of $688,830 between residential users
and all other users by the percentage of EAV applicable to each (89% residential) and dividing the residential portion of the utility taxes
by the Village's total housing units of 2,052 (2013-2017 American Community Survey 5-Yr. Est.)
(3) Based on projected FY 2020 State Distributions (Illinois Municipal Review, July, 2019)

0

EXHIBIT A-6
General Fund Budget Analysis

Operating Budget Analysis

(1)

All Major Activities Summary
Village General Fund

Expenditures

Less Other

Total Adjusted

Adjustments

Expenditures

Residential
Portion of Total
Adjusted Expend

Non-Residential
Portion of Total

(8)

Adjusted Expend

(8)

(2)

1,834,938

1,834,938

(5)

0

0

Finance

516,881

516,881

(5)

0

0

0

Boards & Commissions

316,700

316,700

(5)

0

0

0

Community Development

321,736

321,736

(5)

0

0

0

58,800

58,800

(5)

0

0

0

6,900

6,900

(5)

0

0

0

3,254,790

3,059,790

(6)

195,000

173,550

21,450

Public Safety Support Services

540,756

540,756

(5)

0

0

0

Fire Division

871,666

468,791

(7)

402,875

358,559

44,316

80,005

80,005

(5)

0

0

0

Streets, Bridges & Lighting

599,081

0

599,081

533,182

65,899

Sanitation

523,100

0

523,100

523,100

Forestry

185,581

0

185,581

165,167

20,414

Parks & Parkways

119,922

0

119,922

106,731

13,191

Sewers

239,838

0

239,838

213,456

26,382

Public Works Facility

55,925

55,925

(5)

0

0

0

Commuter Station

75,446

75,446

(5)

0

0

0

1,173,000

1,173,000

(5)

0

0

0

Police Pension Fund(3)

892,106

892,106

(5)

0

0

0

IL Mun Retirement Fund

152,124

152,124

(5)

0

0

0

Social Security Fund

247,840

247,840

(5)

0

0

0

969,525
13,036,660

969,525
8,509,668

(5)

0
2,265,397

0
2,073,744

0
191,653

Administrator's Office

Village Hall Building
Village Properties
Police Sworn Officers

Public Safety Building

Public Works Cap Imp

Lake Bluff Public Library(4)
Totals

(6)

(7)

Notes
(1)

Excludes analysis of special revenue funds that use special revenues to provide for expenditures (i.e. Water Fund, E911 Fund, Spec. Fire,

Motor Fuel Tax, Debt Service, Capital Project)
(2)

Based on Village's FYE 2020 Budget - the remaining funds have not been included
each of which funds have either special sources of revenues or receive transfers from the
General Fund and which have expensesthat equal the revenues received

(3)

Reflects budgeted expenditures minus miscellaneous sources of revenues

(4)

Based on FYE 2020 Budget for Lake Bluff Public Library - the remainng funds have not been included

(5)

Adjustments were made to reflect that the relatively small addition of 20 residential units would not

each of which funds have a special sources of revenues
have an impact on various general government expenses nor would the construction of the units
cause the Village to incur any additional capital expenditures
(6)

Due to relatively small addition of 20 residential units, only additional overtime by the Police Department is assumed to be necessary

(7)

Due to relatively small addition of units added, additional expenses related to the pay for volunteer firefighters and the contractual ambulance

(8)

Other than for Sanitation (which is solely for residential service), the Residential Portion (89%) is determined by dividing the Village's 2018

services are assumed to be necessary
Residential EAV ($520,464,465) by the Village's Total 2018 EAV ($583,162,534) with the remaining portion
assumed to be commercial, industrial and farm
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0

(7)

0

EXHIBIT A-7
Projection of Annual Expenditures

Estimated New Expenses

Year of Occupancy

2019

2020

2021

2022

2023

2024

0

0

1

11

34

43

362

362

362

362

362

362

0

0

362

3,987

12,322

15,584

Residential
Total Number of
New Residents(1)

Additional Operating
Expense Per Resident(2)

Adjusted Additional
Operating Expenditures
Notes:
(1)

A-7-1

(2)

Reflects the addition of 20 units to the on the Property commencing in 2021
Determined by dividing the Residential Portion of Total Adjusted Expenditures by the Village's 2010 Census Total
Population (5,722)
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EXHIBIT A-8
Fiscal Impact Analysis

Village Fiscal Impact

Base EAV Revenues

Additional City Revenues

Cumulative

Base EAV

Total Ann Fiscal

Total Ann Fiscal

Base

Tax

Property

Property

Sales

Utility

State Inc

MFT

State Use

Total Tax

Additional

Annual

Impact and Base

Impact and Base

EAV(1)

Rate(2)

Tax(3)

Taxes

Taxes

Taxes

Tax Share

Share

Tax Share

Revenues

Operating Expenses

Fiscal Impact

EAV Prop Tax

EAV Prop Tax

2019

496,443

0 746993%

N/A

0

0

0

0

0

0

0

0

0

N/A

N/A

2020

496,443

0 746993%

3,708

0

0

0

0

0

0

0

0

0

3,708

3,708

2021

496,443

0 746993%

3,708

0

1,028

1,494

0

0

0

2,522

362

2,160

5,868

9,577

2022

496,443

0 746993%

3,708

830

2,468

3,585

0

0

0

6,883

3,987

2,897

6,605

16,182

2023

496,443

0 746993%

3,708

8,347

4,114

5,975

0

0

0

18,435

12,322

6,113

9,822

26,003

2024

496,443

0 746993%

3,708

27,830

4,114

5,975

0

0

0

37,919

15,584

22,335

26,043

52,047

2025

496,443

0 746993%

3,708

35,214

4,114

5,975

0

0

0

45,302

15,584

29,718

33,427

85,473

2026

496,443

0 746993%

3,708

35,214

4,114

5,975

0

0

0

45,302

15,584

29,718

33,427

118,900

2027

496,443

0 746993%

3,708

35,214

4,114

5,975

0

0

0

45,302

15,584

29,718

33,427

152,327

2028

496,443

0 746993%

3,708

35,214

4,114

5,975

0

0

0

45,302

15,584

29,718

33,427

185,754

2029

496,443

0 746993%

3,708

35,214

4,114

5,975

0

0

0

45,302

15,584

29,718

33,427

219,181

2030

496,443

0 746993%

3,708

35,214

4,114

5,975

0

0

0

45,302

15,584

29,718

33,427

252,607

2031

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

293,103

2032

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

333,599

2033

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

374,095

2034

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

414,591

2035

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

455,087

2036

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

495,583

2037

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

536,079

2038

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

576,575

2039

496,443

0 746993%

3,708

35,214

4,114

5,975

4,571

1,090

1,408

52,371

15,584

36,788

40,496

617,071

565,210

73,426

106,658

41,138

9,810

12,674

808,916

266,013

542,903

A-8-1

Year of
Occupancy

Totals
(1)

74,168

The total equalized assessed value of the Property for the 2018 tax year

(2)

2018 Village Tax Rate (includes tax rate for Library and Pension)

(3)

Property tax revenues generated by the Property without any development based on the assessed value of the project site and the Village Tax Rate for the 2018 tax year

617,071

EXHIBIT B
Preliminary Fiscal Impact Analysis – District 65

School District #65 Fiscal Impact

Additional Revenues

Additional Operating Expenses

Incremental
Prop.
Tax Levy

Base
(1)

Tax
(2)

Rate

Base EAV

Equalized

Property

Assessed

(3)

Tax

Cumulative
Property
Tax
(3)

Evidence

Tax
( )

No. New

State Aid

Students

Per Student

Based
(5)

Interest

(6)

(7)

Earnings

Instr. Exp./
(8)

Additonal

Fiscal

Impact and Base

Impact and Base

Inst. Exp.

Impact

EAV Prop. Tax

EAV Prop. Tax

2.598391%

N/A

0

2.598391%

0

0

648

0

0

0

0

0

0

0

2020

496,443

2.598391%

12,900

0

2.598391%

0

0

648

0

0

0

0

10,954

0

0

2021

496,443

2.598391%

12,900

111,118

2.598391%

0

0

648

0

0

0

2

10,954

21,908

2022

496,443

2.598391%

12,900

1,117,361

2.598391%

2,887

2

648

1,296

14

4,198

2

10,954

21,908

2023

496,443

2.598391%

12,900

3,725,637

2.598391%

29,033

2

648

1,296

145

30,475

4

10,954

2024

496,443

2.598391%

12,900

4,714,036

2.598391%

96,807

4

648

2,592

484

99,883

5

2025

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

Pupil

N/A

N/A

12,900

12,900

(21,908)

(9,008)

3,891

(17,710)

(4,810)

(919)

43,815

(13,341)

(441)

(1,360)

10,954

54,769

45,114

58,013

56,653

10,954

54,769

71,573

84,472

141,125

B-1

2026

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

225,597

2027

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

310,070

2028

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

394,542

2029

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

479,014

2030

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

563,486

2031

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

647,958

2032

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

732,430

2033

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

816,902

2034

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

901,374

2035

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

985,846

2036

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

1,070,318

2037

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

1,154,790

2038

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

1,239,263

2039

496,443

2.598391%

12,900

4,714,036

2.598391%

122,489

5

648

3,240

612

126,342

5

10,954

54,769

71,573

84,472

1,323,735

53,784

9,830

2,029,678

963,934

1,065,744

1,323,735

257,991

1,966,063

The total equalized assessed value of the Property for the 2018 tax year

(2)

2018 District #65 Tax Rate (includes tax rate for Pension)

(3)

Property tax revenues generated by the Property without any development based on the assessed value of the project site and the District 65 Tax Rate for the 2018 tax year

( )

Property Tax Revenues are based on property being assessed in the year of occupany and collectible the following year

(5)

Calculation for Evidence Based Funding (EBF) assumes a one year lag

(6)

FY 2019/20 EBF Tier 4 amount of $647 per student (Tier 4 Total of $563,396.84 divided by an ASE of 868.38) - Source ISBE

Interest earnings based on 0.5% of Property Tax Revenue

(8)

Students

Total Ann. Fiscal

496,443

Notes

(7)

No. New

Total Ann. Fiscal

2019

Totals
(1)

Total
Revenues

Annual

EAV

Rate

Funding

Net

Year

Value

Revenue

Annual

Based on amount provided by 2019 Report Card for fiscal year 2017/18 ($10,325) as increased by 3% annually through fiscal year 2019/20

EXHIBIT C
Preliminary Fiscal Impact Analysis – District 115

High School District #115 Fiscal Impact

Base EAV Revenues

Additional Revenues

Additional Operating Expenses

Incremental
Prop.

Tax

Tax Levy

Collect.

Base

Year

Year

EAV(1)

2019

2020

496,443

1.336484%

N/A

2020

2021

496,443

1.336484%

2021

2022

496,443

1.336484%

2022

2023

496,443

2023

2024

496,443

2024

2025

496,443

Tax
(2)

Rate

Base EAV

Equalized

Property

Assessed

Tax(3)

Value

Cumulative
Property
Tax
(2)

Rate

Evidence

Tax
Revenue(

)

No. New

State Aid

Students

Per Student

(5)

Based

Interest

Total

No. New

Funding(6)

Earnings(7)

Revenues

Students

Net

Instr. Exp./
Pupil

(8)

Annual

Total Ann. Fiscal

Total Ann. Fiscal

Additonal

Fiscal

Impact and Base

Impact and Base

Inst. Exp.

Impact

EAV Prop. Tax

0

0

1.336484%

0

0

535

0

0

0

0

0

6,635

0

1.336484%

0

0

535

0

0

0

0

16,374

0

6,635

6,635

6,635

111,118

1.336484%

0

0

535

0

0

0

1

16,374

16,374

(16,374)

(9,739)

(3,104)

1.336484%

6,635

1,117,361

1.336484%

1,485

1

535

535

7

2,028

1

16,374

16,374

(14,346)

(7,712)

(10,816)

1.336484%

6,635

3,725,637

1.336484%

14,933

1

535

535

75

15,543

1

16,374

16,374

(831)

1.336484%

6,635

4,714,036

1.336484%

49,793

1

535

535

249

50,577

1

16,374

16,374

0

34,203

N/A

EAV Prop. Tax

0

N/A

5,804

(5,012)

40,837

35,826

C-1

2025

2026

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

89,939

2026

2027

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

144,052

2027

2028

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

198,166

2028

2029

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

252,279

2029

2030

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

306,392

2030

2031

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

360,505

2031

2032

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

414,619

2032

2033

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

468,732

2033

2034

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

522,845

2034

2035

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

576,959

2035

2036

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

631,072

2036

2037

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

685,185

2037

2038

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

739,299

2038

2039

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

793,412

2039

2040

496,443

1.336484%

6,635

4,714,036

1.336484%

63,002

1

535

535

315

63,852

1

16,374

16,374

47,478

54,113

847,525

9,630

5,056

1,025,932

311,105

714,827

847,525

Totals

132,698

1,011,246

Notes
(1)

The total equalized assessed value of the Property for the 2018 tax year

(2)

2018 District #115 Tax Rate (includes tax rate for Pension)

(3)

Property tax revenues generated by the Property without any development based on the assessed value of the project site and the District 115 Tax Rate for the 2018 tax year

( )

Property Tax Revenues are based on property being assessed in the year of occupany and collectible the following year

(5)

Calculation for Evidence Base Funding (EBF) assumes a one year lag

(6)

FY 2019/20 EBF Tier 4 amount of $535 per student (Tier 4 Total of $877,916.67 divided by an ASE of 1,638.82) - Source ISBE

(7)

Interest earnings based on 0.5% of Property Tax Revenue

(8)

Annual

Based on amount provided by 2019 Report Card for fiscal year 2017/18 ($15,434) as increased by 3% annually through fiscal year 2019/20

EXHIBIT D-1
Projection of Incremental Property Taxes

Annual Property Tax Revenues to Lake Bluff Park District
Tax Levy Year (Year of Occupancy)

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

Tax Collection Year

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

Incremental Equalized Assessed Value
2018 Park District Tax Rate(1)

0

0

111,118

1,117,361

3,725,637

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0

0

0

529

5,320

17,740

22,447

22,447

22,447

22,447

22,447

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2,364

Total Incr Property Tax Revenue
Base Equalized Assessed Value
2018 Park District Tax Rate(1)
Base Property Tax Revenue
Notes:
(1)

Includes tax rate for Pension

N/A

D-1-1

Annual Property Tax Revenues to Lake Bluff Park District
Tax Levy Year (Year of Occupancy)

2030

2031

2032

2033

2034

2035

2036

2037

2038

2039

Tax Collection Year

2031

2032

2033

2034

2035

2036

2037

2038

2039

2040

Incremental Equalized Assessed Value

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

4,714,036

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

22,447

22,447

22,447

22,447

22,447

22,447

22,447

22,447

22,447

22,447

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

496,443

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

0 476166%

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2,364

2018 Park District Tax Rate(1)
Total Incr Property Tax Revenue
Base Equalized Assessed Value
2018 Park District Tax Rate(1)
Base Property Tax Revenue
Notes:
(1)

Includes tax rate for Pension

Totals

360,289

47,278

D-1-2

EXHIBIT D-2
Budget Analysis and Projection of Additional Revenues

Operating Budget Analysis (Revenues)

All Major Activities Summary
District General Fund (1)
Subfund-Administration
Property Taxes
PPRT
Grants & Donations
Investment Income
Miscellaneous
Subfund-Park Maintenance
Reimbursement - LBBA
Subfund - Park & Beach
Charges for Service
Recreation Fund
Subfund-Admin, Facility & Kidzone
Property Taxes
PPRT
Charges for Service
Miscellaneous
Subfund-Recreation Programs
Charges for Service
Subfund-Health and Fitness Center
Charges for Service - Tennis
Subfund-Racquet Sports
Charges for Services - Tennis
Charges for Services - Paddle
Subfund-Pool
Charges for Service
Subfund-Golf
Golf Lease Reimbursements
Totals

Revenues

Less Other
Adjustments(2)

Total Adjusted
Revenues
(2)

1,563,500
34,000
124,000
500
3,200

1,563,500
34,000
124,000
500
3,200

13,900

13,900

0

75,744

0

75,744

661,000
0
62,000
12,500

661,000
0
0
12,500

1,290,665

0

1,290,665

489,685

0

489,685

64,500
178,450

0
0

64,500
178,450

246,545

0

246,545

54,365
4,874,554

54,365
2,466,965

0
2,407,589

(2)

(2)

Notes:
(1)

Based on Park District's FY 2019 Budget

(2)

Property tax receipts were analyzed separately based on the projected values of the additional units

(3)

The construction of the additional units is not anticipated to cause the District to issue additional
debt

D-2-1

0
0
0
0
0

0
0
62,000
0

Estimated New Revenues
Year of Occupancy
Residential
Total Number of
New Residents(1)

2019

2020

2021

2022

2023

2024

2025

0

0

1

11

34

43

43

283

283

283

283

283

283

283

3,116

9,630

12,180

12,180

Additional Operating
Revenues Per Resident(2)

Adjusted Additional
Operating Revenues
0
0
283
Notes:
(1)
Reflects the addition of 20 units to the on the Property commencing in 2021
(2)
Determined by dividing the Total Adjusted Revenues by the District's Estimated Population Total
Population (8,500)
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EXHIBIT D-3
Budget Analysis and Projection of Additional Expenditures

Operating Budget Analysis (Expenses)

Less Other
All Major Activities Summary
Expenditures Adjustments(1)
District General Fund (2)
Subfund-Administration
Personnel
671,891
671,891
Commodities
10,773
10,773
Contractual
321,821
321,821
Capital Outlay
0
0
Subfund-Park Maintenance
Personnel
329,533
329,533
Commodities
110,765
110,765
Contractual
70,508
70,508
Subfund- Sunrise Park & Beach
Personnel
112,141
112,141
Commodities
26,550
26,550
Contractual
44,653
44,653
Capital Outlay
0
0
Recreation Fund
Subfund-Admin, Facility Serv. & Kidzone
Personnel
327,932
0
Commodities
85,582
0
Contractual
275,348
0
Subfund-Recreation Programs
Personnel
694,271
0
Commodities
93,886
0
Contractual
117,204
0
Capital Outlay
0
0
Subfund-Health and Fitness Center
Personnel
194,471
0
Commodities
25,950
0
Contractual
133,166
0
Capital Outlay
45,000
45,000
Subfund-Racquet Sports
Personnel
124,845
124,845
Commodities
29,300
29,300
Contractual
60,541
60,541
Subfund-Pool
Personnel Services
192,115
0
Commodities
35,595
0
Contractual Services
30,284
0
Subfund-Golf
Personnel
0
0
Commodities
4,000
0
Contractual
92,870
0
Capital Outlay
25,000
0
Debt Service
0
0
Totals
4,285,995
1,958,321

Total Adjusted
Expenditures

0
0
0
0
0
0
0
0
0
0
0

327,932
85,582
275,348
694,271
93,886
117,204
0
194,471
25,950
133,166
0
0
0
0
192,115
35,595
30,284
0
4,000
92,870
25,000
0
2,327,674

Notes:
(1)

Adjustments were made to reflect that a relatively small addition of 20 residential units would not require the Park
District to incur additional costs other than for recreation programs, health and fitness, aquatic and golf of park facilities
within the Development
(2)

Based on Park District's FY 2019 Budget
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Estimated New Expenses
Year of Occupancy
Residential
Total Number of
New Residents(1)
Additional Operating
Expense Per Resident(2)

2019

2020

2021

2022

2023

2024

0

0

1

11

34

43

274

274

274

274

274

274

3,012

9,311

11,775

Adjusted Additional
Operating Expenditures
0
0
274
Notes:
(1)
Reflects the addition of 20 units to the on the Property commencing in 2021
(2)
Determined by dividing the Total Adjusted Expenditures by the District's Estimated Population Total
Population (8,500)
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EXHIBIT D-4
Fiscal Impact Analysis

Lake Bluff Park District Fiscal Impact
Base EAV Revenues

Additional Revenues

Additional Expenses

Incremental
Prop.

Tax

Base EAV

Equalized

Tax Levy

Collect.

Year

Year

Base
EAV(1)

Tax
Rate(2)

Property
Tax(3)

Assessed

2019

2020

496,443

0.476166%

N/A

2020
2021

2021

496,443

0.476166%

2022

496,443

0.476166%

2022

2023

496,443

2023

2024

2024
2025

Cumulative
Property
Tax
Rate(2)

Value

Tax
Revenue(

No. New
)

Residents

Avg. Fees
Per Resident(5)

Total

Interest
Earnings(6)

Fees

Total

No. New
Residents

Exp./
Resident(5)

0

274

0.476166%

0

0

283

2,364

0

0.476166%

0

0

283

0

0

0

0

2,364

111,118

0.476166%

0

1

283

283

0

283

1

0.476166%

2,364

1,117,361

0.476166%

529

11

283

3,116

3

3,647

11

496,443

0.476166%

2,364

3,725,637

0.476166%

5,320

34

283

9,630

27

14,977

2025

496,443

0.476166%

2,364

4,714,036

0.476166%

17,740

43

283

12,180

89

2026

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

2026

2027

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

12,180

2027

2028

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

2028

2029

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

2029

2030

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

2030

2031

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

2031

2032

496,443

0.476166%

2,364

4,714,036

0.476166%

2032

2033

496,443

0.476166%

2,364

4,714,036

2033

2034

496,443

0.476166%

2,364

2034

2035

496,443

0.476166%

2035

2036

496,443

0.476166%

2036

2037

496,443

2037

2038

2038
2039

Total Ann. Fiscal

Total Ann. Fiscal

Additonal

Fiscal

Impact and Base

Impact and Base

Exp.

Impact

EAV Prop. Tax

D-4-1

274

0

0

2,364

2,364

274

274

9

2,373

4,737

274

3,012

635

2,999

7,736

34

274

9,311

5,667

8,031

15,767

30,008

43

274

11,775

18,233

20,597

36,364

34,738

43

274

11,775

22,963

25,327

61,691

112

34,738

43

274

11,775

22,963

25,327

87,018

12,180

112

34,738

43

274

11,775

22,963

25,327

112,345

12,180

112

34,738

43

274

11,775

22,963

25,327

137,672

283

12,180

112

34,738

43

274

11,775

22,963

25,327

162,999

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

188,326

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

213,653

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

238,980

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

264,307

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

289,634

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

314,961

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

340,288

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

365,615

2039

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

390,942

2040

496,443

0.476166%

2,364

4,714,036

0.476166%

22,447

43

283

12,180

112

34,738

43

274

11,775

22,963

25,327

416,270

207,902

1,801

569,993

201,001

368,992

416,270

(1)

2018 Park District Tax Rate (includes tax rate for Pension)

(3)

Property tax revenues generated by the Property without any development based on the assessed value of the project site and the Park District Tax Rate for the 2018 tax year

( )

Property Tax Revenues are based on property being assessed in the year of occupany and collectible the following year

(5)

Based on information provided by Park District and Park District's FYE 2019 Budget

(6)

Interest earnings based on 0.5% of Property Tax Revenue

N/A

EAV Prop. Tax

0

360,289

0

Annual

0

Notes
(1)
The total equalized assessed value of the Property for the 2018 tax year

0

Net

Revenues

0

47,278

0

Annual

N/A
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NO 3 ON 3 is the LAW
Let’s talk about the LAW
It took us 18 months, 1000 signatures on petitions, 400
citizens attending multiple board meetings to arrive at a
PMB ordinance that speaks to all of us about what we can
and cannot do on Block 3 in Lake Bluff, Illinois. We worked
hard to get this done.
The names have changed but Brad Anderson is now leading
his 3rd group to try to change this law. A 3rd bite of the
apple? We think NOT.
On September 12, 2016 … the Lake Bluff Village Board
voted UNANIMOUSLY to enact the following law / PMD
ordinance:

In support of NO 3 ON 3
Village of Lake Bluff Illinois
Chapter 15 PLANNED MIXED-USE DEVELOPMENTS
(PMDs)
10-15-3: STANDARDS AND CONDITIONS: A. Special Use Permit

Standards: No special use permit for a PMD shall be recommended or granted pursuant to this section
unless the applicant shall establish that the proposed PMD meets the standards made applicable to
special uses pursuant to subsection 10-4-2E3 of this title. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 6/14 B. General Design
Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by the
Village Board pursuant to this section unless the applicant has established that the proposed PMD meets
the following additional standards, to the extent practical and applicable to the specific PMD, and

except as the Village Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive
Plan: The PMD shall not be inconsistent with the planning policies, goals, objectives, principles, and

2. Public Welfare: The PMD
shall be designed, located, and proposed to be operated and
maintained so that it will not impair an adequate supply of
light and air to adjacent property and will not substantially increase the danger
provisions of the Village's Comprehensive Plan.

of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses
permitted in the B Residence District (R-4), the C Residence District (R-5), and the Central Business

4. Impact
On Other Property: The PMD shall not be unnecessarily
injurious to the use or enjoyment of surrounding properties
for the purposes permitted pursuant to the applicable zoning
district, shall not prevent the normal and orderly
development and improvement of surrounding properties
for permitted uses, shall not be inconsistent with the
community character of the neighborhood, shall not alter
the essential character of the neighborhood or be
incompatible with other property in the immediate vicinity.
The uses permitted on a PMD must be of a type and so
located so as to exercise no undue detrimental influence
upon surrounding properties. The PMD must also address
compliance with the Village's noise, lighting, and other
performance standards. 5. Impact On Public Facilities And
Resources: The PMD shall be designed so that adequate
utilities, road access, drainage, and other necessary facilities
will be provided to serve the PMD. 6. Archaeological,
Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological,
historical, or cultural resource located on or off of the
parcel(s) proposed for development. 7. Parking And Traffic: The PMD shall
District (CBD), in addition to other uses suitable to the proposed location of the PMD.

have or make adequate provision to provide ingress and egress to the proposed use in a manner that
minimizes traffic congestion in the public streets, provides appropriate cross access to adjacent
properties and parking areas, and provides adequate access for emergency vehicles. Adequate parking
shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering:

Consistent with the nature of the proposed PMD, the PMD shall provide landscaping, public open space,
and other buffering features as necessary to reasonably protect uses within the development and
surrounding properties, including without limitation reasonable and practical buffering related to the
visual impact of the PMD on surrounding properties. 9. Signage: Signage on the site of the PMD shall
generally be in conformity with the Village's sign regulations, except as may otherwise be specifically
provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD must be
under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations
And Plat Act: All PMDs, whether or not they are by definition subject to the Village's subdivision
regulations or the Illinois Plat Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations
and procedures of the Village's subdivision regulations and the Plat Act except as is expressly provided
otherwise in this chapter, or as otherwise provided by the Board of Trustees pursuant to the ordinance
approving the PMD, or the applicable sections of the Village's subdivision regulations. 12. Covenants
And Restrictions To Be Enforceable By Village: All covenants, deed restrictions, easements, and similar
restrictions to be recorded in connection with the PMD, if any, shall provide that they may not be
modified, removed, or released without the express consent of the Board of Trustees and that they may
be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site
Control: The PMD shall include the plans necessary to describe, establish, and maintain appropriate
property and building security and site control measures for the PMD and the property on which the
PMD is located. These plans shall also include measures to address adverse impacts on neighboring
properties. 14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient and harmonious
grouping of structures, uses and facilities, and for appropriate relation of space inside and outside

15. Beneficial Common Open
Space: To the extent practical, common open space in the
PMD shall be integrated into the overall design. These open
spaces shall have a direct functional or visual relationship to
the main building(s) and shall not be of isolated or leftover
character. The following would not be considered usable common open space: a. Areas reserved
buildings to intended uses and structural features.

for the exclusive use or benefit of an individual tenant or owner; or reserved for the exclusive use of
tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights-of-way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16.
Functional And Mechanical Features: Storage areas, trash and garbage retainers, machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar accessory
areas and structures shall be accounted for in the design of the PMD and enclosed or made as
unobtrusive as possible. These features shall be subject to such setbacks, special planting or other
screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And
Circulation: Principal vehicular access shall be from dedicated public streets, and access points shall be
designed to encourage smooth traffic flow with controlled turning movements and minimum hazards to
vehicular or pedestrian traffic. With respect to vehicular and pedestrian circulation, including walkways,
interior drives and parking, special attention shall be given to location and number of access points to
the public streets, width of interior drives and access points, general interior circulation, separation of
pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing of
parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and

insofar as feasible, do not detract from the design of proposed buildings and structures and the
neighboring properties. Landscaping shall be provided to screen parking areas from neighboring
properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle
Access And Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian-friendly
movement and shall further emphasize bicycle access and circulation, including without limitation
providing connections to and from existing bike and walking paths so as to ensure a continuous route

19. Lighting: Lighting for the PMD shall
preserve and enhance the "dark at night" character of the
Village by: a) enabling individuals to view essential detail to
permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and
c) curtailing the degradation of the nighttime visual
environment. 20. Surface Water Drainage: Special attention
shall be given to proper site surface drainage so that removal
of surface waters will not adversely affect neighboring
properties or the public storm drainage system. Surface
water in all paved areas shall be collected at intervals so that
it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must
comply with all standards, regulations and procedures of the
Village's tree regulations, as provided in chapter 11 of this
title. 22. Compliance With Watershed Development Ordinance: The PMD must comply with all
without gaps or disconnections.

standards, regulations, and procedures of the Village's watershed development ordinance, ordinance
2001-16, as it may be amended from time to time. 23. Water And Sewer Service: The

PMD must comply with all Municipal Code requirements concerning the
public water supply and sanitary sewer service necessary to serve the
PMD. C. Maximum PMD Height: No building or structure in

any PMD shall exceed thirty feet (30') in height, nor shall
any building or structure in any PMD exceed two (2) stories.
D. Conditions: The approval of a Final Plan may be conditioned on such
matters as the Board of Trustees may find necessary to: 1) prevent or
minimize any possible adverse effects of the proposed PMD; 2) ensure
compatibility of the various uses that may exist within the PMD; or 3)
ensure its compatibility with surrounding uses and development and its

consistency with the general purposes, goals, and objectives of this
chapter, the Village's Subdivision Code, and the Village's Comprehensive
Plan. Such conditions shall be expressly set forth in the ordinance approving the

Violation of any such condition or limitation shall
be a violation of this chapter and shall constitute
grounds for revocation of all approvals granted for the
planned mixed-use development. (Ord. 2016-23, 9-12-2016) 10-15-4:
PMD.

AUTHORITY TO MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this
section, the Board of Trustees, as part of an approval of any PMD, may modify any provision of this
chapter or of the Village's subdivision ordinance as they apply to an approved PMD, subject to the
limitations in this section. B. Standards: No such modification may be approved unless the Board of
Trustees shall find that the proposed PMD: 1. Will achieve the purposes for which PMD may be
approved pursuant to section 10-15-1 of this chapter; 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the
general purposes, goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result
in a development providing amenities to the Village that may not be otherwise required under this
chapter or other applicable Village codes and ordinances, including without limitation such things as
public art; plazas; pedestrian walkways; natural habitats; increased landscaping; buffering or screening;
enhanced streetscape; enhanced pedestrian and transit supportive design; underground parking; and
similar features. C. Other Limitations: In granting any PMD approval pursuant to this chapter, the Board
of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and
explosive hazards, or heat or glare, that is applicable in the district in which the development is to be
located or applicable to the particular use by reason of the regulations applicable in any district in which
it might be located; or 2. Reduce the minimum total lot area requirement by more than fifty percent
(50%). This limitation does not apply to any minimum lot area per unit requirement. 3. Allow for the
maximum height of any building or structure within the PMD to exceed thirty feet (30') in height or to
exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10-15-3C of this chapter in accordance with the variation procedures set forth
in section 10-2-4 of this title. D. Regulation During And After Completion Of Development: After a Final
Plan has been approved, that approved plan will constitute the regulations applicable to the subject
property, rather than any conflicting provision of this title. No use or development not authorized by the
approved plan will be permitted within the planned mixed-use development. (Ord. 2016-23, 9-12-2016)
10-15-5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL PLAN: A. Minor Adjustments:
During the development of a PMD, the Village Board may authorize minor adjustments to an approved
Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the
following: 1. Altering the location of any one (1) structure or any part thereof, or any group of
structures, by not more than five percent (5%) of the distance shown on the approved Final Plan
between such structure or structures and any other structure or any vehicular circulation element or
any boundary of the planned mixed-use development, whichever is less; and 2. Altering the location of
any circulation element by not more than five percent (5%) of the distance shown on the approved Final
Plan between such circulation element and any structure, whichever is less; and 3. Altering the location
of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan;

and 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4. Altering any final grade
by not more than five percent (5%) of the originally planned grade; and 5. Altering the location or type
of landscaping elements, provided that such minor adjustment will not result in the reduction of
required landscaping or be inconsistent with the nature and type of landscaping required by the
approved landscape plan. B. Standards: Minor adjustments shall be consistent with the intent and
purpose of this title and the Final Plan, as approved, shall be the minimum necessary to overcome the
particular difficulty, and shall not be approved if they would result in a violation of any standard or
requirement of this chapter. All minor adjustments shall be approved by the Board by resolution duly
adopted, subject to such review by the Board and other boards and commissions of the Village as the
Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a
PMD during or after completion of a PMD that are not minor adjustments pursuant to subsections A and
B of this section, shall require an amendment to the PMD in the same manner and subject to the same
procedures and limitations as required for adoption of an initial PMD under the terms of this chapter.
(Ord. 2016-23, 9-12-2016) 1

Truly yours,

Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847-602-6251
http://www.seacrestwm.com/lee-nysted/
At Schwab:
https://www.findyourindependentadvisor.com/FindAdvisor

Enter Zip Code: 60044

December 18, 2019
To the Members of the Joint Plan Commission & Zoning Board of Appeals:
As a homeowner living directly adjacent to Block 3, I have closely followed the debates over the past
four years regarding potential development of this property. And although I have consistently
expressed my support for the concept of development in line with the CBD planning principles, I have
never felt that the potential benefits of the specific proposals brought before this board have, on
balance, outweighed the possible adverse impacts or risks associated with those proposals. I continued
to hold that opinion even last month, when I sent Drew a note indicating I could not support the current
development as proposed.
But subsequent to the November meeting I reflected on the current state of Block 3. Unfortunately, in
the four years since the debates first began, little has changed. Each morning when I look out my
bedroom window, I see a vacant, deteriorating commercial building and parking lot. It was never a
particularly pleasant view, and it certainly hasn’t improved with age. But I also see a missed opportunity
for Lake Bluff. So, as I reevaluate the current proposal, I am rethinking my criteria to reflect my strong
dissatisfaction with the status quo. While it is possible that changes could make things even worse for
me – for example, the restaurant that was proposed several years ago – I am now more willing to
compromise if we can take a positive step forward for the village and, perhaps more importantly,
eliminate the uncertainty that is likely depressing our current home values.
Since the last meeting my wife and I also had an opportunity to meet with the Peter Witmer and Brad
Anderson to discuss our specific concerns and hear firsthand how they saw this property fitting into our
community. I was appreciative of them taking the time to share their perspectives, and their willingness
to consider modifications to their plans to accommodate our concerns, such as setting back the
penthouse level on the north side to soften the impact of the building’s scale for neighbors to the north.
I believe Peter, Brad and the property’s current owners, as local residents, have a stake in doing what’s
right for Lake Bluff, not just optimizing their economic interest.
The current proposal has many benefits. It would provide a type of housing that is currently absent in
our community, and for which there is clearly demand. It would put 20 new households within a short
walk of downtown, bringing greater vibrancy to our local businesses. It should provide a net fiscal
benefit to the village, as incremental tax revenues should exceed demands on our infrastructure given
the anticipated demographics of these new households. Based on the renderings provided, as well as
the developer’s recent work in Lake Forest, I’m confident the building itself would be significantly more
attractive than the current one. And thoughtful landscaping, as well as other features such as burying
the existing power lines, would only enhance the aesthetics. This proposal also addressed some of the
concerns with previous proposals. The extensive underground parking should minimize the impact on
street parking. And the north side of the property, which had been an alley and garage entrance in
earlier proposals, would now be a landscaped pedestrian walkway.
Some other concerns remain. The excavation required for the underground parking has the potential to
alter drainage for surrounding properties, so this should be addressed early on. Traffic flow will also
have to be evaluated, particularly regarding the garage entrance on Oak Avenue. And while this type of
housing is needed in Lake Bluff, there are a lot of units for the market to absorb. Finally, until the
building is completed it will be hard to fully understand the impact on the look and feel of our
downtown.

The proposed development probably wouldn’t be my first choice for Block 3. But I am willing to
compromise and see this option as quite preferable to the status quo. The fact that the owners and
developers are our neighbors gives me reason to believe that this proposal has sincerely taken into
account the needs of the community, and would be executed with a similar degree of consideration.
Therefore, on balance I am inclined to support the proposed development.
Sincerely,
David Mark
117 E. North Avenue

Glen Cole
From:
Sent:
To:
Cc:
Subject:

Drew Irvin
Wednesday, December 18, 2019 10:48 AM
Andy Graves
Glen Cole
RE: Downtown Condo proposal

Follow Up Flag:
Flag Status:

Follow up
Flagged

Hi, Andy & Susan:
Thanks for your email. Please know that I will share it with the Joint Plan Commission/Zoning Board of Appeals and the
Village Board.
Happy holidays!
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org

‐‐‐‐‐Original Message‐‐‐‐‐
From: Andy Graves [mailto:agraves324@gmail.com]
Sent: Wednesday, December 18, 2019 10:23 AM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Downtown Condo proposal
Drew ‐
As long time Lake Bluff residents (over 20 years), I am writing to communicate our support for the village to approve the
proposed Downtown Condo project. We favor turning this unused eyesore of property into a vibrant part of the
downtown community. Further, these condos will offer older residents a housing alternative not available in the village.
We, and other empty nesters like us, will ultimately downsize and simplify our homes. Today, to do this we need to
move from Lake Bluff. We’d prefer to stay, if appropriate condo options existed.
1

It seems that in today’s environment, the village should do everything possible to enhance the value of the Lake Bluff
experience. You are no doubt aware of the challenges IL and LB are facing, as residents continue their exodus to other
states. This project seems a small step in the right direction. Please provide your support for this new Condo project.
Thank you,
Andy & Susan Graves
324 Ravine Forest Drive
Lake Bluff, IL 60044
agraves324@gmail.com
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PROPOSED BLOCK 3 COMMENTS
AS OF DECEMBER 13, 2019
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

David Mark – November 17, 2019;
Brian McCaskey – November 20, 2019;
Jason Trombley – November 20, 2019;
Justin Jarvinen – November 20, 2019;
Mark Oldenburg – November 20, 2019;
Miki Mancine – November 20, 2019;
Jean Niemi – November 20, 2019;
Lee Nysted – November 20, 2019;
Carol Epkins – November 21, 2019;
Karen Eckert – November 21, 2019;
Patricia Havrin – November 22, 2019;
Christopher Volkert – November 22, 2019;
Robert Gamrath – November 22, 2019;
Brian Koehnemann – November 25, 2019;
Lee Nysted – November 25, 2019;
Patricia Havrin – November 27, 2019;
R. Drew Irvin – December 4, 2019;
Dan Reidy – December 5, 2019;
Lee Nysted – December 5, 2019;
Lee Nysted – December 6, 2019;
Lee Nysted – December 7, 2019;
Lee Nysted – December 8, 2019;
Lee Nysted – December 9, 2019;
Lee Nysted – December 12, 2019.

From:
To:
Subject:
Date:

Drew Irvin
Glen Cole
FW: Block 3
Monday, November 18, 2019 10:01:43 AM

-----Original Message----From: Mark, David P [mailto:david.mark@abbott.com]
Sent: Sunday, November 17, 2019 8:10 PM
To: Drew Irvin <dirvin@lakebluff.org>
Cc: Carol (carol.mark1@yahoo.com) <carol.mark1@yahoo.com>; Kevin Considine <kevin@kevinconsidine.com>;
tmcafee@nm.org; markstolzenburg@gmail.com; Nyslee@MSN.com; Jean-Baptiste Weiler
<jbaptisteweiler@gmail.com>; cweiler126@gmail.com
Subject: Re: Block 3
Yes, please do.
Thanks,
Dave
Sent from my iPhone
> On Nov 17, 2019, at 8:08 PM, Drew Irvin <dirvin@lakebluff.org> wrote:
>
> Sorry that you can’t attend, but thanks so much for sharing your thoughts, Mark. I will pass them on to the
PCZBA members if that’s ok with you. Please confirm.
>
> Best,
> Drew
>
> Sent from my iPhone
>
> On Nov 17, 2019, at 6:02 PM, Mark, David P <david.mark@abbott.com<mailto:david.mark@abbott.com>>
wrote:
>
> Hi Drew,
>
> I learned that there will be a special meeting this week to discuss a proposal related to Block 3. Unfortunately,
due to travel I will be unable to attend, but I have looked through the meeting materials and wanted to share my
thoughts.
>
> About a year ago my neighbor Kevin Considine and I met with JB and Claire Weiler regarding their plans for
developing the western 60% of Block 3. Though initially skeptical given the previous proposals for the block, I
came away convinced that they had addressed many of the concerns we had with the earlier plans. And since Kevin
and I – the homeowners most directly impacted by the proposal – were on the same page, I shared my thoughts with
several of my neighbors and encouraged them to listen to JB & Claire’s proposal. I am sharing a few e-mails in
which I explain to my neighbors why I was inclined to support last year’s proposal. Other than receiving responses
which indicated that they were most concerned with the precedent the development would represent, I have not been
a party to any further communication on the subject and based on where we find ourselves now it does not appear
that the dialogue went much further.
>
> In reviewing the current proposal, I feel like many of the concerns that JB and Claire addressed in their proposal
last year seem to have returned. The proposal last year had a 27 foot setback from our property, and the third floor

peak height of 35 feet was set back further, 40 feet from our property line. It appears that the current proposal has
the entire three stories set back just 20 feet from our property line, and the height of 38-40 feet is 3-5 feet higher
than last year. Those changes are not insignificant in the potential impact on my property – sunlight, aesthetics, etc.
The current proposal also includes twice the building mass, meaning two more of our neighbors would be directly
impacted. And as with the 2016 proposal, there are legitimate concerns around density and economic viability.
Given these factors, I cannot support the current proposal.
>
> In the spirit of transparency, I am copying everyone who was involved in these earlier conversations. I cannot
imagine that the current proposal will be well received, but I hope this does not prevent some constructive
discussion whi;               ch could lead us to a compromise that allows Block 3 to be developed in a way which
enhances our community without adversely impacting any of our neighbors. As my messages below make clear, I
am absolutely open to development – including three stories – but the interests of the neighbors and the village need
to be balanced.
>
> Please let me know if you have any questions.
>
> Thanks,
>
> Dave
>
>
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> David Mark
>
> Vice President, Internal Audit
>
>
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> Abbott
>
> Dept. 301, Bldg. AP6C-3
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> 100 Abbott Park Road
>
> Abbott Park, IL 60064-6030
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> This communication may contain information that is proprietary, confidential, or exempt from disclosure. If you
are not the intended recipient, please note that any other dissemination, distribution, use or copying of this
communication is strictly prohibited. Anyone who receives this message in error should notify the sender
immediately by telephone or by return e-mail and delete it from his or her computer.
>
>
>
>
> From: Mark, David P
> Sent: Sunday, November 4, 2018 9:46 PM
> To: Lee A. Nysted; Carol Mark
> Subject: Re: Block 3 also means Block 2 and Block 1 and all of North Ave.
>
> Hi Lee,
>
> Thanks for the note and the feedback.
>
> I share your concern about precedent, and I voiced that concern when I spoke to JB and Claire. But I don’t see
that legal precedent is a given, and I certainly wouldn’t extrapolate a zoning variance on three lots of Block 3 across
all of Block 2 and North Avenue. I believe those are just hypotheticals at this point, so I am focused on what I know
to be true.
>
> In the two years since we rightfully defeated the Roanoke proposal, nothing of substance has happened with Block
3 beyond some transfers of ownership and two seasons of overgrown weeds. The closest we came to any actual
development was a proposed Pizza DeVille, which may have been even worse than the current eyesore we have to
look at every day. I have seen little to encourage me that waiting for a white knight developer to build something
that everyone loves is a viable strategy.
>
> Thus, when I learned of the latest proposal, I was skeptical but willing to listen. And based on what I heard, I
think it is worthy of consideration. It represents a material improvement over the Roanoke proposal on virtually
every criteria that formed the basis of my opposition in 2016 – building mass, setbacks, access/parking, and
economic viability. I may have accepted the “3 story” positioning as a means to justify our end two years ago, but
these issues are inherently more complex. For example, single family homes built on those lots could easily exceed
30 feet in height, but I think that would face little opposition from the neighbors. This proposal is similarly
nuanced, and I would encourage the wider group to meet to discuss both its merits and drawbacks.
>
> At the end of the day, my support for or opposition to this proposal will be based first and foremost on the very
direct impact that the development of these 3 lots will have on my home, our enjoyment of it, and its market value.
But this is clearly linked to what is best for the neighborhood and Lake Bluff, so I will be making a decision that I
believe is in the best interests of all of us. Carol and I will be out of town much of the next week, but we will be
back the week of November 12 and would welcome the opportunity to meet with all the neighbors.
>
> Thanks,
>
> Dave
>
>
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>
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> This communication may contain information that is proprietary, confidential, or exempt from disclosure. If you
are not the intended recipient, please note that any other dissemination, distribution, use or copying of this
communication is strictly prohibited. Anyone who receives this message in error should notify the sender
immediately by telephone or by return e-mail and delete it from his or her computer.
>
>
>
> From: Mark, David P
> Sent: Friday, November 2, 2018 10:21 AM
> To: McAfee, Thomas <tmcafee@nm.org<mailto:tmcafee@nm.org>>
> Cc: Mark Stolzenburg <markstolzenburg@gmail.com<mailto:markstolzenburg@gmail.com>>; Kevin Considine
<kevin@kevinconsidine.com<mailto:kevin@kevinconsidine.com>>
> Subject: Block 3 Proposal
>
> Hi Tom,
>
> I hope all is well.

>
> Following on Mark’s original e-mail and after being contacted by JB Weiler – the owner of the bank property –
Kevin and I met last night with JB and his wife Claire. They took us through their objectives and ideas for the
property. More importantly, they listened to our concerns (and to the extent we could articulate them, the concerns
all the neighbors had voiced back in 2016). Based on our conversation, both Kevin and I are much more open to
their proposal. Key points that have swayed our opinions include (Kevin, feel free to add any more that you have):
>
>
> *   They have tried to minimize the impact on surrounding properties. The base of the building would be set back
27 feet from our property line, and the 3rd floor – which only exceeds the zoning height limitation by 5 feet – would
be roughly 40 feet from our property line. They would also invest in significant landscaping on the northern edge of
the property to provide a buffer from the neighboring homes.
> *   As Mark had mentioned, they would have a significant number of parking spaces – almost 2 per unit –
underground. This, in addition to new street parking on the east side of Oak, should minimize overflow parking on
North Avenue.
> *   The architect and builders are both local, and have done a lot of work in Lake Forest. This would be a quality
building.
> *   They seem to have reasonable expectations for the pricing they could secure, and with only 10 units I feel the
risk of this sitting empty for an extended period of time is minimal.
> *   They are our neighbors. Claire was born in Lake Bluff and has lived here all her life. Her extended family
lives in Lake Bluff. They own a home less than a block away, so they are sensitive to the impact this property
would have on traffic, parking and downtown aesthetics. Perhaps ironically, they even had a “No 3 on 3” sign in
their yard in 2016. They went into this with their eyes wide open, and they are trying to find a solution that works
for the neighborhood.
> *   Finally, although this might not be our ideal scenario for the property, it is better than many of the
alternatives. The current zoning would permit a 30 foot tall building with a significantly larger footprint than they
are proposing. I feel that such a building, in particular one that did not align to the architectural elements of
downtown, would be much worse, and could essentially be built without us having any say in the matter. And the
current abandoned bank is doing nothing for my property values or enjoyment of our home.
>
> Since you and Mark were two of the most articulate and vocal representatives of our group back in 2016, I
suggested to JB that it might be helpful to have a discussion directly with you. I expect he will be contacting you
shortly, and I would encourage you to speak to him to hear what he has to say and share your concerns.
>
> Thanks,
>
> Dave
>
>
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communication is strictly prohibited. Anyone who receives this message in error should notify the sender
immediately by telephone or by return e-mail and delete it from his or her computer.
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From:
To:
Subject:
Date:

Drew Irvin
Glen Cole
FW: Proposed Downtown Condominium Project
Wednesday, November 20, 2019 12:20:29 PM

Please share with PCZBA
From: Brian McCaskey [mailto:Brian.McCaskey@Bears.nfl.net]
Sent: Wednesday, November 20, 2019 11:38 AM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Proposed Downtown Condominium Project
Hi Drew
I’m not sure we have met but I wanted to reach out to you. I understand that there is a meeting
tonight regarding a proposed condominium project in Lake Bluff. I’m not confident that I will be able
to attend the meeting but wanted to voice my excitement over this potential project. I think it would
be a very positive addition to Lake Bluff. I’ve been a resident of Lake Bluff for close to 10 years. With
one of our kids off to college and another already a junior at Lake Forest High School, we are
exploring options as we move closer to becoming “empty nesters”. I’ve worked in Lake Forest all of
my adult life since college graduation....37 years. We have enjoyed living and working in the area and
the numerous amenities that both of these wonderful communities have to offer.
I know that a decision will not be made tonight but I hope the presentation of ideas will be seen in a
favorable light.
Thank you for taking the time to read this and please let me know if you have any questions or
concerns.
Brian

Glen Cole
From:
Sent:
To:
Cc:
Subject:

Drew Irvin
Wednesday, November 20, 2019 12:32 PM
Trombley, Jason
Glen Cole
RE: Lake Bluff - Proposed Downtown Condominium Project - PCZBA Open Forum Workshop
TONIGHT at 6pm in the Village Hall

Follow Up Flag:
Flag Status:

Follow up
Flagged

No reason, I just like to ask to be sure.
I will share.
Best,
Drew

From: Trombley, Jason [mailto:Jason.Trombley@am.jll.com]
Sent: Wednesday, November 20, 2019 12:22 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: RE: Lake Bluff ‐ Proposed Downtown Condominium Project ‐ PCZBA Open Forum Workshop TONIGHT at 6pm in the
Village Hall
Thanks, Drew. Any reason why you would think that would be a bad idea? It’s in the public, so I don’t see why not.
I was careful to have a respectful, positive and inviting tone.
Please go ahead and share with the Village Board.
I’ve received many supportive responses and asked those folks to send you a note and/or appear in person as well.
Best,
Jason

Jason C Trombley
T +1 312 228 3753
M +1 773 350 8438

From: Drew Irvin <dirvin@lakebluff.org>
Sent: Wednesday, November 20, 2019 12:04 PM
To: Trombley, Jason <Jason.Trombley@am.jll.com>
Subject: [EXTERNAL] RE: Lake Bluff ‐ Proposed Downtown Condominium Project ‐ PCZBA Open Forum Workshop TONIGHT at
6pm in the Village Hall
Hi, Jason:
1

Did you want me to share this communication with the PCZBA? Please let me know.
Thanks‐
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org

From: Trombley, Jason [mailto:Jason.Trombley@am.jll.com]
Sent: Wednesday, November 20, 2019 10:42 AM
To: Trombley, Jason <Jason.Trombley@am.jll.com>
Subject: Lake Bluff ‐ Proposed Downtown Condominium Project ‐ PCZBA Open Forum Workshop TONIGHT at 6pm in the Village
Hall
Dear fellow Lake Bluff Friends, Family, and Neighbors,
I’m writing to introduce and enlist your support for a new downtown Lake Bluff residential condominium development that my
family and other Lake Bluff/Lake Forest residents are proposing for the north side of the Scranton block btw Oak and Evanston.
Many of you previously voiced your support for this project and even potential interest in a unit for yourselves or other family
members who would like to live in downtown Lake Bluff.
An initial public meeting of the PCZBA will be held TONIGHT, Wednesday, November 20th at 6pm. No final decisions will be
made as this will simply be a “workshop” to listen to preliminary feedback from all residents – pro and con – as part of the
process to ensure the best eventual outcome for Lake Bluff. .
Ultimately, we are seeking relief from the Village Board to exceed the current height restriction of 30’. The additional height is
needed to allow for a 3rd story to provide the necessary # of units and ceiling heights to accommodate demand and buyer
preferences.
We would appreciate constructive feedback for this project at the open forum tonight.
Positive aspects of this project:
‐ It is the Highest and Best use for this undeveloped block in downtown Lake Bluff.
‐ There continues to be strong demand for housing in East Lake Bluff, particularly close to the downtown commercial
activity and within a 5 minute walk to the train.
‐ It provides transitional housing for aging Lake Bluff residents who would like to remain in Lake Bluff but are no longer
interested in the many responsibilities that go with multi‐level, single family home ownership.
o An independent 3rd party report that the Village commissioned a few years back identified dense housing on this
block for exactly this segment of our population.
2

This is a perfect option for parents and grandparents of our strong population of young families to live close to
their extended families.
It will deliver significant additional tax revenue for the municipality in the form of residential property taxes.
The increased density will allow for better support of our downtown retail shops and restaurants.
Parking for the project will be underground maximizing the outdoor space for each unit.
20 total units in two buildings. Dense, but not too dense.
o Four units on two floors and 2 units on the 3rd floor of each building.
o We’ve accepted reserve payments on 3 units already.
o

‐
‐
‐
‐

I have attached the preliminary proposed plans for your review. We would love your feedback and you are welcome to share it
with me in a reply email or in the open forum tonight.
Thank you very much for your time and continued support.
Best Regards,
Your neighbor, Jason.

Jason C Trombley
M +1 773 350 8438

One of the 2019 World’s Most Ethical Companies®
Jones Lang LaSalle
For more information about how JLL processes your personal data, please click here.
This email is for the use of the intended recipient(s) only. If you have received this email in error, please notify the sender immediately and then delete it. If you are not the
intended recipient, you must not keep, use, disclose, copy or distribute this email without the author's prior permission. We have taken precautions to minimize the risk of
transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to this message. We cannot accept liability for any loss or damage
caused by software viruses. The information contained in this communication may be confidential and may be subject to the attorney-client privilege. If you are the intended
recipient and you do not wish to receive similar electronic messages from us in the future then please respond to the sender to this effect.
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Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Wednesday, November 20, 2019 3:49 PM
Glen Cole
FW: In support of downtown condo project

From: Justin Jarvinen [mailto:justin@saltflats.co]
Sent: Wednesday, November 20, 2019 3:22 PM
To: Drew Irvin <dirvin@lakebluff.org>
Cc: Trombley, Jason <Jason.Trombley@am.jll.com>
Subject: In support of downtown condo project

Drew, I'm not sure if you recall but we met when Matt Kerouac and I presented the restaurant concept
(Foundry) to you and the board a couple of years ago.
I personally believe downtown Lake Bluff is an absolute gem that could benefit from a condo project such as
the one being proposed. I conducted my own density study--within the context of supporting another
restaurant--and was excited not only to validate my own thinking but also to gain insights about how positive
even a small increase in density was to the local retail community. In a lakeside community such as this, a
healthy retail environment is important, if not essential.
I am not able to attend the meeting tonight but I hope this project secures the support it needs from the
community.

-Justin Jarvinen
Chief Strategy Officer
Head of IP Commercialization
773.988.8900 | justin@saltflats.co
www.saltflats.co | @saltflatsllc
Salt Flats Innovation House | Join our Ecosystem!
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Glen Cole
From:
Sent:
To:
Cc:
Subject:

Drew Irvin
Wednesday, November 20, 2019 4:13 PM
Mark Oldenburg
Glen Cole
RE: Proposed Downtown Condominium Project - PCZBA Open Forum Workshop

Thank you for your comments, Mark. I will share them with the PCZBA who will discuss this project tonight.
Best regards,
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org

From: Mark Oldenburg [mailto:mark@greatlakesincentives.com]
Sent: Wednesday, November 20, 2019 4:10 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Proposed Downtown Condominium Project ‐ PCZBA Open Forum Workshop
Drew‐
I am unable to attend tonight’s forum on the proposed condominium project, but would like to weigh in support of this attempt
to upgrade and update the village block. I can’t speak to all the specifics of the proposal. What I consider a pro, someone else
might consider a con. And visa versa. I will let the pros refine where needed. But from my review, the height of the finished
building would be higher than zoning allows and this of course needs to be considered. But to do nothing or not do a project
because of this one issue seems short sighted. I do know two things for sure:
1) This will definitely change the look and feel to the area, and I think generally for the positive.
2) If we don’t do anything to this lot, 5 years from now it will look the same as it does now and that is not good for Lake
Bluff.
Feel free to mention my name in support of this attempt to improve the DT area of Lake Bluff.
Mark Oldenburg, President Great Lakes Incentive Group, 847-234-1181
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“Putting our Brands to work for your Brand”
Architec Housewares, Bolle Sunglasses, Bulova Watches, Clocks and Jewelry, Bushnell Sports Optics, CamelBak, Caravelle Watches, Foster Grants, High
Sierra, Kansas City Steaks, Kenneth Cole, OXO, PARIKHS , Pandora, Primos, Ray‐Ban, Salisbury Fine Metal Artisans, Serengeti Sunglasses, Simmons
Optics, Sony Electronics, Tasco Binoculars, Tea Forte, Tumi Luggage, Waterford Crystal (Gordon Ramsay, Vera Wang, John Rocha, Monique Lhuillier, Royal
Doulton, Wedgwood and Marquis) , Wilson Sporting Goods, Louisville Slugger, Corelle Brands (Chicago Cutlery, Revere, Pyrex, Snapware, Corningware,
and Corelle), AMA Systems ( Amazon, Apple, Yeti, Bison, Pelican, Kamado Joe, Beats, Mophie, ANKR, Exofab, Roku, Urbanears, Dyson), Top Brands‐
Wisconsin only (Apex, Buck Knives, Char Broil, Chic Buds, Gardena, Huffy Bicycles, Hitachi Tools, Kidde Safety, Delsey Luggage, Vera Bradley, Baekgaard,
Wenzel Camping, Yankee Candle, Waterloo Tool, Rockland Luggage, Kettle Pizza)
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Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Friday, November 22, 2019 5:08 PM
Glen Cole
FW: Lake Bluff - Proposed Downtown Condominium Project - PCZBA

From: Miki Mancine [mailto:mommy.of.ewh@gmail.com]
Sent: Wednesday, November 20, 2019 10:02 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Lake Bluff ‐ Proposed Downtown Condominium Project ‐ PCZBA

I just wanted to write a message of support for the condo project. I love the idea for Lake Bluff and would consider for
my parents.
Thanks!
Miki Mancine
195 Lancaster Court
Lake Bluff IL 60044
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Lee Nysted Lake Bluff November 20, 2019 Opening remarks

You know, I think most of us have realized that in today’s world, there are a lot of
people that do not tell the truth; they have no integrity. They do not have the
capacity to be honest. Many of those same people have a sense that rules and
regulations do not apply to them.
When I am in the Admirals club at the airport and someone is talking loud on their
cell phone in a quiet zone, I shudder…most often ask them to leave. Their response
is many times defensive as if I am doing something wrong by asking them to obey
the rules. I helped to build our health club in Lake Forest…helped to write the
rules. We have cell free zones. I find that I must remind people that there is no cell
phone talking on our track, for example. I enjoy the rules and enforce them
I have been a resident in this town for 40 years. I raised 3 daughters here. I am a
member of a group of concerned citizens that were responsible for the NO 3 on 3
movement over the last several years. We worked hard to gain 1000 signatures on
petitions supporting our cause, we put signs around the village, and we organized
hundreds of people that attended board meetings so we could prevent a 3
story structure being built on block three in Lake Bluff.
We adjudicated this issue twice and on September 12, 2016…the Lake Bluff
Village Board voted to enact an ordinance preventing any structure from being
built on block 3 over 30 feet tall.
On that night Village attorney Peter Friedman said, “the wording in

the ordinance would limit the height to both two stories and 30 feet.”
Trustee William Meyer said: “I have been listening to the
community and your voices have been heard. People are being asked
to give up rights like the right to light and getting nothing in return.
To do this seems unfair and it is unfair,” said Meyer. “There will be
no three on three,” he added quoting the message on signs
throughout downtown Lake Bluff protesting the proposed
development.

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/

Last year (November 2018) this month our group met with the current owners of
the PNC lots, and while many of us were at the bank building he and his wife told
us that they would not fight us if we could not agree on a way from him to build a
3-story building. Now here we are looking at another fight.
What happened?
What has changed?
The owner lied.
Suddenly we are seeing a new group that has decided the rules and regulations that
we fought for should not apply to them.
Nothing has changed. There is no great “bull market” real estate market in Lake
Bluff.

The owners made a bad investment and refuse to cut the
price of their property to a level that would make it
economically feasible to build a 2-story structure.
And…they want me and my family and our little
community to change our laws and rules and ordinances
so they can be made whole. They want to sell to a
developer that can get a zoning change.
This is not right … this does not represent truthful, good,
integrity.
What has changed? Nothing The fact is that there are
people that want to do the same thing over and over,
expecting a different result.
Our group will fight for NO 3 on 3

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
For the record…here is my letter to the board dated November 16, 2019

To wit: Our group of concerned citizens gathered and worked hard to overturn this idea 3
times before. The existing owner approached us last year at this time. We met as a group
and told him we would protest and work to prevent this from happening.
In 2015/2016/2017, After 18 months of work, we did get the board to agree that this part of
Lake Bluff is to be 2 stories; 30 feet height restrictions. See coverage link below.
The new proposal is the worst I have ever seen. The entire surface is used, and the height is
absurd.
I will address only some of the most blatant of defects per our complaints of the past.
1.) Dramatic loss of light north of this structure.
2.) Massive congestion in a single-family area. There are four single family homes just
south on this block.
3.) Direct conflict with agreed parameters in 2016/2017. See link below.
4.) Building height of 38 to 40 feet exceeds the 30 feet requirement.
5.) This massive structure would dwarf everything around it. This proposal is by far
the largest and most abusive (of all prior proposals) to all of us in the surrounding
areas.
6.) By presenting this, Brad Anderson and the owners are slapping all of us in the face.
We adjudicated this several times and received board assurance that 2 stories and
30 feet would be the law of the land going forward.
7.) This proposal assumes that with time, laws and fairness can be compromised.
8.) Destruction of property values to the north and south.
9.) New structures like this in Lake Forest have failed. GGL cannot sell the units they
have tried to market for the last 2 years. This would be 20 units.

As an investment advisor for 40 years, I have seen this type of game plan before. We are
being asked to bend and then break the rules, change the laws, so a handful of landowners
can recoup their investment, which was a bad one to begin with.
On behalf of the NO 3 on # group of concerned citizens, I assure you we will fight this plan
until it is overturned and stopped. Lake Bluff, in this part of town is 2 stories, single family
homes and 30 feet high.

Here is a refresher of what happened last time:

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
The owners must realize that they paid too much for this property and we, the citizens of
Lake Bluff, should not be asked to give up our daylight, space, and property values so they
can get laws and guidelines changed … in order that they make money on an investment
that was priced too high. The owners of the other lots now want to join in so they can try to
do the same.
I will begin to gather the “NO 3 on 3” group, beginning this week.

I close with the vow to keep up this fight and ask for this
board and the Lake Bluff Village Board to honor our rules and
regulations, speak the truth and operate with utmost
integrity. Do not allow for greed on the part of a handful of
developers to undo what a 1000 of us worked hard to get.
Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Friday, November 22, 2019 5:07 PM
Glen Cole
FW: Tonight’s meeting

From: carol epkins [mailto:cepkins@msn.com]
Sent: Thursday, November 21, 2019 3:59 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Tonight’s meeting

Joe and I are unable to attend the meeting as we are in Florida however I am in support of jasons efforts. Lake Bluff
has a shortage of this kind of housing and the building at 615 Sheridan Rd. has been the only three story building for
sometime it was a difficult struggle for us to get a third story put on that building which was restricked to 24 feet.
Jasons requested 30 feet is not much higher that space has been empty for too far too long and requires you’re serious
consideration
carol epkins. 60 brierfield ct in tangley oaks
Get Outlook for iOS
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From:
To:
Subject:
Date:

Drew Irvin
Glen Cole
FW: Revised Letter from Karen Eckert
Friday, November 22, 2019 5:06:16 PM

From: klekat@aol.com [mailto:klekat@aol.com]
Sent: Thursday, November 21, 2019 5:17 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Revised Letter from Karen Eckert
Hi Drew:
After just sending you my letter in support of the proposed downtown development, I noticed a typo, and
in the context of where it occurred, made my intentions unclear. Therefore, please use the email below,
which has been corrected. Thank you and sorry for the mistake! Karen

I spoke last evening at the Joint Plan Commission meeting. During the meeting, I heard mention of
letters that had been received regarding the proposed development of the former bank property in
downtown Lake Bluff. I did not submit a formal letter at the meeting, but would now like to do so.
As I said yesterday, I have lived in Lake Bluff for 37+ years – 35 years in Tangley Oaks and the last two
years in the Village. I raised three children in Lake Bluff, two of which have now moved back because
they love the community and the lifestyle. I, too, would love to stay here, close to my children and
grandchildren, but don’t want or need a house anymore.   I downsized from a larger house, but am only
renting in the Village, because of the lack of condominium options. This project would provide the
opportunity for me to buy and own again.
Over the years this property has been unoccupied, there’s been more than enough time for any interested
businesses to make offers. It has sat unoccupied for too long, and definitely shows that when you drive
by. Therefore, a proposal for housing of this nature would serve two very positive purposes:
1. To utilize this prime piece of property that has been vacant for too long by creating a
beautiful, new cornerstone for the Village proper.
2. To create housing for a segment of the Village population who want smaller housing and
without the cost/upkeep of an actual house.
I am hopeful the project moves forward so I can live there and continue to enjoy all the wonderful aspects
of Lake Bluff.  Please feel free to share this with anyone on the Lake Bluff Village Board or Board of
Zoning Appeals, if they are collecting letters from residents.

Thank you,
Karen Eckert
15 E. North Ave., Unit #1
Lake Bluff, IL 60044

Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Friday, November 22, 2019 5:01 PM
Glen Cole
FW: Lake Bluff - Proposed Downtown Condominium Project - PCZBA Open Forum Workshop

From: Patricia Havrin [mailto:rghavrin@gmail.com]
Sent: Friday, November 22, 2019 4:48 AM
To: Trombley, Jason <Jason.Trombley@am.jll.com>
Cc: Drew Irvin <dirvin@lakebluff.org>; Village of Lake Bluff <vlb@lakebluff.org>
Subject: Re: Lake Bluff ‐ Proposed Downtown Condominium Project ‐ PCZBA Open Forum Workshop

Jason,
Thank you for your solicitation of feedback regarding the above subject. Robert writes the following:
"Deja Vu
Correct me if I am wrong, but did we not address a similar issue just a couple years ago. Didn't the town
reject a three story development complex for reasons such as 1) Changing the "Mayberry" character of the
community and the image we are trying to maintain. "No 3 on 3" was the rallying cry.
2) Decreasing the property values of residences near the proposed area.
If one Air BNB rental was so damning, think what 20 condominiums would do. Or will we restrict their use to
non-rental activities ?
3) With such a high density complex, can the current streets properly address this or will we need stop
lights ?
At this time, I see little tangible difference in offerings. A portion of the property was purchased after the last
failed attempt and probably at a discounted price. There is most likely a different group of investors on
board now and maybe they are packing more political clout. The real estate market, with few exceptions,
has not appreciated in home values. And some similar developments in local communities are floundering.
We are all for proper development of the town. However, until the issues from before are properly
addressed, I see this as someone else trying to make a quick buck at the expense of the town."
Regards
Robert Havrin
‐---------I agree with Robert. I am aware of condominium buildings in Chicago that are fully transitioning to rental
buildings in order to meet changing trends. And, we have friends who are the only owners in the new condo
buildings on McKinley Street in Lake Forest.
I do agree it is important to have a variety of housing types in LB. What remains concerning about this
project is the scope and location.
Thanks
1

On Wed, Nov 20, 2019, 11:43 AM Trombley, Jason <Jason.Trombley@am.jll.com> wrote:
Dear fellow Lake Bluff Friends, Family, and Neighbors,

I’m writing to introduce and enlist your support for a new downtown Lake Bluff residential condominium
development that my family and other Lake Bluff/Lake Forest residents are proposing for the north side of the
Scranton block btw Oak and Evanston.

Many of you previously voiced your support for this project and even potential interest in a unit for yourselves or
other family members who would like to live in downtown Lake Bluff.

An initial public meeting of the PCZBA will be held TONIGHT, Wednesday, November 20th at 6pm. No final
decisions will be made as this will simply be a “workshop” to listen to preliminary feedback from all residents – pro
and con – as part of the process to ensure the best eventual outcome for Lake Bluff. .

Ultimately, we are seeking relief from the Village Board to exceed the current height restriction of 30’. The additional
height is needed to allow for a 3rd story to provide the necessary # of units and ceiling heights to accommodate
demand and buyer preferences.

We would appreciate constructive feedback for this project at the open forum tonight.

Positive aspects of this project:
 It is the Highest and Best use for this undeveloped block in downtown Lake Bluff.
 There continues to be strong demand for housing in East Lake Bluff, particularly close to the downtown

commercial activity and within a 5 minute walk to the train.
 It provides transitional housing for aging Lake Bluff residents who would like to remain in Lake Bluff but are






no longer interested in the many responsibilities that go with multi-level, single family home ownership.
o An independent 3rd party report that the Village commissioned a few years back identified dense
housing on this block for exactly this segment of our population.
o This is a perfect option for parents and grandparents of our strong population of young families to live
close to their extended families.
It will deliver significant additional tax revenue for the municipality in the form of residential property taxes.
The increased density will allow for better support of our downtown retail shops and restaurants.
Parking for the project will be underground maximizing the outdoor space for each unit.
20 total units in two buildings. Dense, but not too dense.
o Four units on two floors and 2 units on the 3rd floor of each building.
o We’ve accepted reserve payments on 3 units already.
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I have attached the preliminary proposed plans for your review. We would love your feedback and you are welcome
to share it with me in a reply email or in the open forum tonight.

Thank you very much for your time and continued support.

Best Regards,

Your neighbor, Jason.

Jason C Trombley
M +1 773 350 8438

One of the 2019 World’s Most Ethical Companies®
Jones Lang LaSalle
For more information about how JLL processes your personal data, please click here.
This email is for the use of the intended recipient(s) only. If you have received this email in error, please notify the sender immediately and then delete it. If you are not the
intended recipient, you must not keep, use, disclose, copy or distribute this email without the author's prior permission. We have taken precautions to minimize the risk of
transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to this message. We cannot accept liability for any loss or damage
caused by software viruses. The information contained in this communication may be confidential and may be subject to the attorney-client privilege. If you are the intended
recipient and you do not wish to receive similar electronic messages from us in the future then please respond to the sender to this effect.
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Glen Cole
From:
Sent:
To:
Cc:
Subject:

Volkert, Christopher <Christopher.Volkert@colliers.com>
Friday, November 22, 2019 10:45 AM
Drew Irvin
Glen Cole; kconsidine@lakecountypartners.com
RE: New Block 3 Project Workshop

Hi Drew, I was unable to make the meeting Wednesday night but did get to watch it.
I spoke to Jason Trombley yesterday about this and offer a few observations.
1) Given the scope and importance of the project it would seem prudent to model Block one, two and the proposed three
with an actual physical model similar to what we saw earlier in the meeting regarding 600 Prospect. It is very hard to
imagine the size, be defined as massive or not, with the information everyone has in hand to date. I would think the
Village should want to do this from a planning perspective so that we can design something that works for the
village/community first and then works for the site.
2) Should a development gain momentum what would the expected traffic flow be and what is the impact on North
Avenue and elsewhere since Oak is a one way street running south. Also is there only one access point to the proposed
development off Oak?
I think point one is a very important next step.
Thanks

Christopher Volkert, SIOR
Principal | Chicago
Industrial
Dir +1 847 698 8237 | Mob +1 847 373 6083
Main +1 847 698 8444 | Fax +1 847 698 8437
chris.volkert@colliers.com
Colliers International
6250 N. River Road
Suite 11-100
Rosemont, IL 60018
www.colliers.com
To help protect y ou r priv acy , Microsoft Office prev ented automatic download of this picture from the Internet.
http://www.colliers-international.com/CorporateMark eting/image001.png

From: Drew Irvin [mailto:dirvin@lakebluff.org]
Sent: Friday, November 15, 2019 5:22 PM
To: Drew Irvin <dirvin@lakebluff.org>
Cc: Glen Cole <gcole@lakebluff.org>
Subject: New Block 3 Project Workshop
Good evening, all:
Hope everyone is doing well.
1

Writing to let you know that on Wednesday, 11/20 @ 6 pm the PCZBA will meet to discuss a number of items including a
workshop for a new 3‐story, condo project for Block 3 (2 detached buildings of 10 units each [20 units total]). Unlike previous
residential projects (see rendering below) proposed for this site, this plan includes an underground parking garage that would be
accessed along Oak Avenue.

A complete PCZBA meeting packet will be posted on the Village’s website around 6 pm or so tonight. Take note of where this
particular item falls on the PCZBA’s agenda.
As always, feel free to contact me with any questions.
Best regards,
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
2

F 847.234.7254
dirvin@lakebluff.org
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Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Friday, November 22, 2019 4:45 PM
Glen Cole
FW: Condo proposal-East Sranton Ave. & Evanston

‐‐‐‐‐Original Message‐‐‐‐‐
From: robert gamrath [mailto:rlgamrath@gmail.com]
Sent: Friday, November 22, 2019 1:05 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Condo proposal‐East Sranton Ave. & Evanston
Dear Mr. Irvin: I have been a resident of Lake Bluff since 1982, and have seen this Village improve a great deal the past 37 years.
I attribute these improvements to dedicated city employees, and our town boards who have been progressive, and at the same
time kept us economically responsible, with no debt. Miss O'Hare and the current board have continued this outstanding
management.
The purpose of my correspondence today is to support, and endorse, the proposal for the new condo development on East
Scranton Ave. & Evanston St. Currently, Lake Bluff has very few condos available for residents who want to down size.
Therefore, those resident are forced to move from Lake Bluff to other communities, usually Lake Forest, or Libertyville. If Lake
Bluff had new condos available, I am certain most of these individuals would stay in Lake Bluff.
Even more important is the economic advantage of having a somewhat dense population living in proximity to downtown
businesses. The residents in these condos would be a boom, economically, to the businesses trying to survive in downtown Lake
Bluff. Almost all retail businesses are struggling to survive today due to the competition of on‐line companies, ie., Amazon etc.
There is lots of proof of this right next door in Lake Forest and Vernon Hills. Market Square in Lake Forest has a number of empty
spaces for rent and many of those still operating are struggling to survive. In addition, Lake Forest has two closed restaurants.
Hawthorn Shopping Mall in Vernon Hills is dying a slow death, as well as several of their strip malls. I believe Lake Bluff must be
very pro‐active if they want our downtown businesses to survive. There is already heavy turnover in our business district, and
several current businesses are struggling to survive.
Besides preserving our downtown businesses, these condos will bring us real estate tax revenue from which we all would
benefit. Opportunities like this condo development are fleeting, and I'd hate to see our Village pass on this.
We already have a derelict bank property, and we need to act now to make certain this doesn't spread.
I know there will be a number of residents who will fight this proposal due to the three story height, or changes to the ambience
of their neighborhood. There is already a precedence for three story buildings downtown, and most of them are quite attractive.
As for the ambiance of the neighborhood, almost anything is preferable to derelict buildings & businesses. I believe the priority
of the village and board should be to promote downtown Lake Bluff businesses and village finances for all Lake Bluff residents (
including west Lake Bluff residents ). Unfortunately, those " for " most proposals often represent the silent majority, and those
against are usually much more vocal and emotional.
I believe our village employees and board will do what makes the most sense for our entire village.
This proposal has been soundly developed and deserves approval by the village employees and board.
Thanks‐you
Yours sincerely,
Bob Gamrath
860 Carlyle Circle
Lake Bluff, Il.
1
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Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Monday, November 25, 2019 4:08 PM
Glen Cole; Carol Weatherall
RE: Letter of Support - proposed condo development

From: Brian Koehnemann [mailto:bkoehnemann@gmail.com]
Sent: Monday, November 25, 2019 3:57 PM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Re: Letter of Support ‐ proposed condo development

Thank you. Please do.
On Mon, Nov 25, 2019 at 3:56 PM Drew Irvin <dirvin@lakebluff.org> wrote:
Good afternoon and thank you for your email. Please know that I will share your thoughts with the Village Board and PCZBA,
unless you tell me otherwise.

Best regards,
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org
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From: Brian Koehnemann [mailto:bkoehnemann@gmail.com]
Sent: Monday, November 25, 2019 10:09 AM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Letter of Support ‐ proposed condo development

Mr. Irvin,

Please accept this letter of support of the proposed condo development (on Scranton between Oak/Evanston).

This undeveloped block would serve a good use for elderly Lake Bluff residents that would like to stay in Lake Bluff
but do not want the hassles of home ownership. I also believe there is a good market for grandparents to purchase
temporary house in Lake Bluff with grandkids in the area...not to mention the additional tax revenue benefits that is
greatly needed in Lake Bluff.

The building looks to be in good taste and the 3rd floor looks to not interrupt the beautiful housing of Lake Bluff.

I believe this is a terrific project for Lake Bluff and would support approval.

Best,

B.R. Koehnemann
340 W. Hawthorne Ct. Lake Bluff, IL 60044.
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Lee Nysted Lake Bluff November 25, 2019 Opening remarks

Village Board:
In re: No 3 on 3
You know, I think most of us have realized that in today’s world, there are a lot of
people that do not tell the truth; they have no integrity. They do not have the
capacity to be honest. Many of those same people have a sense that rules and
regulations do not apply to them.
When I am in the Admirals club at the airport and someone is talking loud on their
cell phone in a quiet zone, I shudder…most often ask them to leave. Their response
is many times defensive as if I am doing something wrong by asking them to obey
the rules. I helped to build our health club in Lake Forest…helped to write the
rules. We have cell free zones. I find that I must remind people that there is no cell
phone talking on our track, for example. I enjoy the rules and enforce them
I have been a resident in this town for 40 years. I raised 3 daughters here. I am a
member of a group of concerned citizens that were responsible for the NO 3 on 3
movement over the last several years. We worked hard to gain 1000 signatures on
petitions supporting our cause, we put signs around the village, and we organized
hundreds of people that attended board meetings so we could prevent a 3
story structure being built on block three in Lake Bluff.
We adjudicated this issue twice and on September 12, 2016…the Lake Bluff
Village Board voted to enact an ordinance preventing any structure from being
built on block 3 over 30 feet tall.
On that night Village attorney Peter Friedman said, “the wording in

the ordinance would limit the height to both two stories and 30 feet.”
Trustee William Meyer said: “I have been listening to the
community and your voices have been heard. People are being asked
to give up rights like the right to light and getting nothing in return.
To do this seems unfair and it is unfair,” said Meyer. “There will be
no three on three,” he added quoting the message on signs
throughout downtown Lake Bluff protesting the proposed
development.

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/

Last year (November 2018) this month our group met with the current owners of
the PNC lots, and while many of us were at the bank building he and his wife told
us that they would not fight us if we could not agree on a way from him to build a
3-story building. Now here we are looking at another fight.
What happened?
What has changed?
The owner has changed the direction with which he intends to hold the property.
He will now try to sell the property to a developer that will build what he said he
would not build.
Suddenly we are seeing a new group that has decided the rules and regulations that
we fought for should not apply to them.
Nothing has changed. There is no great “bull market” real estate market in Lake
Bluff.

The owners made a bad investment and refuse to cut the
price of their property to a level that would make it
economically feasible to build a 2-story structure.
And…they want me and my family and our little
community to change our laws and rules and ordinances
so they can be made whole. They want to sell to a
developer that can get a zoning change.
This is not right … this does not represent truthful, good,
integrity.

What has changed? Nothing The fact is that there are
people that want to do the same thing over and over,
expecting a different result.
Our group will fight for NO 3 on 3

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
For the record…here is my letter to the board dated November 16, 2019

To wit: Our group of concerned citizens gathered and worked hard to overturn this idea 3
times before. The existing owner approached us last year at this time. We met as a group
and told him we would protest and work to prevent this from happening.
In 2015/2016/2017, After 18 months of work, we did get the board to agree that this part of
Lake Bluff is to be 2 stories; 30 feet height restrictions. See coverage link below.
The new proposal is the worst I have ever seen. The entire surface is used, and the height is
absurd.
I will address only some of the most blatant of defects per our complaints of the past.
1.) Dramatic loss of light north of this structure.
2.) Massive congestion in a single-family area. There are four single family homes just
south on this block.
3.) Direct conflict with agreed parameters in 2016/2017. See link below.
4.) Building height of 38 to 40 feet exceeds the 30 feet requirement.
5.) This massive structure would dwarf everything around it. This proposal is by far
the largest and most abusive (of all prior proposals) to all of us in the surrounding
areas.

6.) By presenting this, Brad Anderson and the owners are slapping all of us in the face.
We adjudicated this several times and received board assurance that 2 stories and
30 feet would be the law of the land going forward.
7.) This proposal assumes that with time, laws and fairness can be compromised.
8.) Destruction of property values to the north and south.
9.) New structures like this in Lake Forest have failed. GGL cannot sell the units they
have tried to market for the last 2 years. This would be 20 units.
As an investment advisor for 40 years, I have seen this type of game plan before. We are
being asked to bend and then break the rules, change the laws, so a handful of landowners
can recoup their investment, which was a bad one to begin with.
On behalf of the NO 3 on # group of concerned citizens, I assure you we will fight this plan
until it is overturned and stopped. Lake Bluff, in this part of town is 2 stories, single family
homes and 30 feet high.

Here is a refresher of what happened last time:

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
The owners must realize that they paid too much for this property and we, the citizens of
Lake Bluff, should not be asked to give up our daylight, space, and property values so they
can get laws and guidelines changed … in order that they make money on an investment
that was priced too high. The owners of the other lots now want to join in so they can try to
do the same.
I will begin to gather the “NO 3 on 3” group, beginning this week.

I close with the vow to keep up this fight and ask for this
board and the Lake Bluff Village Board to honor our rules and
regulations, speak the truth and operate with utmost
integrity. Do not allow for greed on the part of a handful of
developers to undo what a 1000 of us worked hard to get.
Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Brad Anderson and partner stated that their proposal would
exceed 40 feet. (November 20, 2019)

From:
To:
Cc:
Subject:
Date:

Patricia Havrin
Trombley, Jason
Drew Irvin; Glen Cole; robert havrin
Re: Lake Bluff - Proposed Downtown Condominium Project - PCZBA Open Forum Workshop
Wednesday, November 27, 2019 7:24:56 AM

Thank you again Jason for your thoughtful response, below.
If I recall correctly, the last development proposal did include underground parking.  
Questions I have Include:
-Do you believe increasing property values will occur when there are more or less properties
available for sale in a small community?  
-Do you think moving the Lake Bluff history museum to the old PNC bank building and
expanding the library to full building use, would be a best use? Would it bring in guests that
shop and dine in town throughout the year, without permanent burden?
-And, would it be less detrimental to neighboring property values?
-As the owner of a property adjacent to a parking lot, I can understand how you would want to
balance sincere concern with town character with investment success. I would as well.
A large family home on the property you own could be a lovely addition to the town character.
Especially if it backs up to a history museum and expanded community center library.
Throughout our travels, whether single, whether with families in tow or in our advancing
years "mature" grandparent stage, we have always enjoyed traveling to experience other areas
and support local economies by visiting the following, in order:
-Friends
-Old churches
-Small town museums
-Libraries and coffee shops
-Unique resale boutiques/shops.
Thanks again for welcoming feedback.
Best Regards
Trish Havrin

On Fri, Nov 22, 2019, 7:37 AM Trombley, Jason <Jason.Trombley@am.jll.com> wrote:
Tricia,

Thank you for the feedback. Truly appreciate it and we absolutely want what’s best for the
overall community and care greatly about our neighbors. That’s sincere.

We will work hard to use data and facts to support the positive affects the project would
have on nearby housing values.
Simply, it would seem to make sense that a beautiful new building rather than a
defunct former bank and weed-strewn vacant parking lot is better evidence of a
thriving community and driver of increased nearby home values.
Because of the fixed costs associated with underground parking, elevators, and overall
quality of construction that Lake Bluff deserves and would demand, the land cost is
meaningless and irrelevant to the need for a 3rd story.
For perspective, currently as of right, a 3-story residential home could be built
on the lots up to 36’ in height.

The difference in offering from previous proposals:
Underground parking and underground trash
Increased green space and public walkway where the alley currently exists
Buried power lines
Gradually recessed building setbacks as the project goes vertical, reducing any
perception of a formidable presence of the building on the streetscape
Significant landscaping additions
3rd floor terraces facing Scranton only, nothing overlooking/blocking residents along
North Ave.

The only thing that can’t be changed due to the economics of the project is the 3rd story,
again, regardless of the land costs - all due to the construction costs. If the land were free,
two story construction would still not be feasible.

Thank you very much for the feedback as we continue to strive to make this project the best
possible for LB.

Have a great weekend,

Jason

Jason C Trombley
T +1 312 228 3753
M +1 773 350 8438

From: Patricia Havrin <rghavrin@gmail.com>
Sent: Friday, November 22, 2019 4:48 AM
To: Trombley, Jason <Jason.Trombley@am.jll.com>
Cc: Drew Irvin <dirvin@lakebluff.org>; vlb@lakebluff.org
Subject: [EXTERNAL] Re: Lake Bluff - Proposed Downtown Condominium Project PCZBA Open Forum Workshop

Jason,

Thank you for your solicitation of feedback regarding the above subject. Robert
writes the following:

"Deja Vu

Correct me if I am wrong, but did we not address a similar issue just a couple years
ago. Didn't the town reject a three story development complex for reasons such as
1) Changing the "Mayberry" character of the community and the image we are
trying to maintain. "No 3 on 3" was the rallying cry.
2) Decreasing the property values of residences near the proposed area.

If one Air BNB rental was so damning, think what 20 condominiums would do. Or
will we restrict their use to non-rental activities ?
3) With such a high density complex, can the current streets properly address this
or will we need stop lights ?

At this time, I see little tangible difference in offerings. A portion of the property was

purchased after the last failed attempt and probably at a discounted price. There is
most likely a different group of investors on board now and maybe they are packing
more political clout. The real estate market, with few exceptions, has not
appreciated in home values. And some similar developments in local communities
are floundering.

We are all for proper development of the town. However, until the issues from
before are properly addressed, I see this as someone else trying to make a quick
buck at the expense of the town."

Regards
Robert Havrin
‐---------I agree with Robert. I am aware of condominium buildings in Chicago that are fully
transitioning to rental buildings in order to meet changing trends. And, we have
friends who are the only owners in the new condo buildings on McKinley Street in
Lake Forest.

I do agree it is important to have a variety of housing types in LB. What remains
concerning about this project is the scope and location.

Thanks

On Wed, Nov 20, 2019, 11:43 AM Trombley, Jason <Jason.Trombley@am.jll.com> wrote:
Dear fellow Lake Bluff Friends, Family, and Neighbors,

I’m writing to introduce and enlist your support for a new downtown Lake Bluff
residential condominium development that my family and other Lake Bluff/Lake Forest
residents are proposing for the north side of the Scranton block btw Oak and Evanston.

Many of you previously voiced your support for this project and even potential interest in
a unit for yourselves or other family members who would like to live in downtown Lake
Bluff.

An initial public meeting of the PCZBA will be held TONIGHT, Wednesday, November
20th at 6pm. No final decisions will be made as this will simply be a “workshop” to listen
to preliminary feedback from all residents – pro and con – as part of the process to ensure
the best eventual outcome for Lake Bluff. .

Ultimately, we are seeking relief from the Village Board to exceed the current height
restriction of 30’. The additional height is needed to allow for a 3rd story to provide the
necessary # of units and ceiling heights to accommodate demand and buyer preferences.

We would appreciate constructive feedback for this project at the open forum tonight.

Positive aspects of this project:
It is the Highest and Best use for this undeveloped block in downtown Lake Bluff.
There continues to be strong demand for housing in East Lake Bluff, particularly
close to the downtown commercial activity and within a 5 minute walk to the train.
It provides transitional housing for aging Lake Bluff residents who would like to
remain in Lake Bluff but are no longer interested in the many responsibilities that
go with multi-level, single family home ownership.
An independent 3rd party report that the Village commissioned a few years
back identified dense housing on this block for exactly this segment of our
population.
This is a perfect option for parents and grandparents of our strong population
of young families to live close to their extended families.
It will deliver significant additional tax revenue for the municipality in the form of
residential property taxes.
The increased density will allow for better support of our downtown retail shops
and restaurants.
Parking for the project will be underground maximizing the outdoor space for each
unit.
20 total units in two buildings. Dense, but not too dense.
Four units on two floors and 2 units on the 3rd floor of each building.
We’ve accepted reserve payments on 3 units already.

I have attached the preliminary proposed plans for your review. We would love your
feedback and you are welcome to share it with me in a reply email or in the open forum
tonight.

Thank you very much for your time and continued support.

Best Regards,

Your neighbor, Jason.

Jason C Trombley
M +1 773 350 8438
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Glen Cole
From:
Sent:
To:
Subject:

Drew Irvin
Wednesday, December 4, 2019 5:57 PM
Drew Irvin
Block 3

Good evening, all:
FYI ‐‐ Yesterday Brad Andersen contacted the Village and requested to hold another workshop at the PCZBA’s December
18 meeting (7 pm) to continue the discussion regarding their development concept for Block 3. No new/different
materials have been submitted.
Best regards,
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org
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Glen Cole
From:
Sent:
To:
Subject:
Attachments:

Drew Irvin
Monday, December 9, 2019 12:52 PM
Glen Cole; Carol Weatherall
FW: Proposed development at NWC of Scranton and Evanston
Block 3 Project.pdf

Block 3 file please
‐‐‐‐‐Original Message‐‐‐‐‐
From: Drew Irvin
Sent: Monday, December 9, 2019 11:45 AM
To: 'Dan Reidy' <reidydp@gmail.com>
Subject: RE: Proposed development at NWC of Scranton and Evanston
Hi, Dan:
Thanks for the note. The developers will go back to the PCZBA to continue their workshop on 12/18/2019. The attached
agenda item includes project details. I suspect that the developers will use the feedback they receive to determine if
they will continue to pursue the necessary zoning relief.
Please let me know if you have any questions.
Best regards,
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org

‐‐‐‐‐Original Message‐‐‐‐‐
From: Dan Reidy [mailto:reidydp@gmail.com]
Sent: Thursday, December 5, 2019 8:27 AM
To: Drew Irvin <dirvin@lakebluff.org>
Subject: Proposed development at NWC of Scranton and Evanston
1

Hi Drew. Hope you’re well. Wondering what the latest is on this proposal. I know Jason T. well and he asked me to reach
out to you to support. I am definitely in favor of higher density in LB but not sure what the proposal is for that project. I
think generally townhouses and condos would be good so long as their are restrictions against short term rentals.
773.319.5138
Sent from my iPhone
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Glen Cole
From:
Sent:
To:
Cc:
Subject:

Drew Irvin
Thursday, December 5, 2019 3:40 PM
Lee Nysted
Brad W. Andersen; Glen Cole
RE: PCZBA meeting December 18, 2019

Resident Lee Nysted Remarks

Hi, Lee:
We will share your remarks with the PCZBA and the Village Board, as requested.
As previously communicated to you regarding public meetings, the Village will follow the law and Village procedures.
Best regards,
Drew

R. Drew Irvin
Village Administrator
Village of Lake Bluff
40 East Center Avenue
Lake Bluff, Illinois 60044
O 847.283.6883
C 224.588.7807
F 847.234.7254
dirvin@lakebluff.org

From: Lee Nysted [mailto:nyslee@msn.com]
Sent: Thursday, December 5, 2019 10:44 AM
To: Drew Irvin <dirvin@lakebluff.org>; Glen Cole <gcole@lakebluff.org>
Cc: Brad W. Andersen <bandersen@gglrealty.com>
Subject: PCZBA meeting December 18, 2019 Resident Lee Nysted Remarks

Drew and Glen,

12-5-19

I will appear at Village Hall on the 18th at 7 p.m. and expect to make a counter presentation to any proposal that
would require a a third floor and height
over 30 feet. I expect that our No 3 on 3 will be given equal time at this "workshop."
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This is settled law and the decision on September 12, 2019 by the Lake Bluff Village Board was unanimous.
There is no ambiguity herein.
There are multiple cases in Illinois where the community has fought a Town over zoning issues, albeit in the
instant case, the Board was quite clear.
There is no valid reason why the Village Board would change the current zoning. Minor variations aside, this is
a waste of our time and resources.
Please use the attached opening statement as my contribution to this "workshop."
Please forward this (my) statement to all board members of the PCZBA and Village Board.

Truly yours,

Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847‐602‐6251
http://www.seacrestwm.com/lee‐nysted/
At Schwab:
https://www.findyourindependentadvisor.com/FindAdvisor

Enter Zip Code: 60044

Courtesy Copy: Counsel for Lee A. Nysted Trust / Estate
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NO 3 ON 3
Means:
NO 3 ON 3

No 3 stories and no structural height over 30 feet on Block 3.
Block 1 has never been fully occupied and had no single-family homes around it
when built up.
I believe Mr. Anderson owns property on Block 2.
Block 3 is supposed to be a transition to single family homes. There are at least 13
single family properties immediately around this said block. (See attached)
We have standing to demand that the ordinance be honored by the Village of Lake
Bluff. There is ample case law in Illinois on this topic.
We worked hard to gain 1000 signatures on petitions supporting our cause, we put
signs around the village, and we organized hundreds of people that attended
board meetings so we could prevent a 3-story structure being built on block
three in Lake Bluff.
We adjudicated this issue twice and on September 12, 2016…the Lake Bluff
Village Board voted to enact an ordinance preventing any structure from being
built on block 3 over 30 feet tall.
On that night Village attorney Peter Friedman said, “the wording in

the ordinance would limit the height to both two stories and 30 feet.”
Trustee William Meyer said: “I have been listening to the
community and your voices have been heard. People are being asked
to give up rights like the right to light and getting nothing in return.
To do this seems unfair and it is unfair,” said Meyer. “There will be
no three on three,” he added quoting the message on signs
throughout downtown Lake Bluff protesting the proposed
development.

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
LAKE BLUFF — Block 3 of the village’s central business district will not have a three-story
building. The Village Board of Trustees unanimously amended a request for a planned mixeduse development on the block bounded by Scranton, Oak, North and Evanston Avenues on
September 12 at Village Hall, limiting any structure to two stories in height.

Last year (November 2018) this month our group met with the current owners of
the PNC lots, and while many of us were at the bank building he and his wife told
us that they would not fight us if we could not agree on a way from him to build a
3-story building. Now here we are looking at another fight.
What happened?
What has changed?
The owner has changed the direction with which he intends to hold the property.
He will now try to sell the property to a developer that will build what he said he
would not build.
Suddenly we are seeing a new group that has decided the rules and regulations that
we fought for should not apply to them.
Nothing has changed. There is no great “bull market” real estate market in Lake
Bluff.

The owners made a bad investment and refuse to cut the
price of their property to a level that would make it
economically feasible to build a 2-story structure.
And…they want me and my family and our little
community to change our laws and rules and ordinances
so they can be made whole. They want to sell to a
developer that can get a zoning change.
This is not right … this does not represent truthful, good,
integrity.

The new proposal is the worst I have ever seen. The entire surface is used, and the height is
absurd.
I will address only some of the most blatant of defects per our complaints of the past.
1.) Dramatic loss of light north of this structure.
2.) Massive congestion in a single-family area. There are four single family homes just
south on this block.
3.) Direct conflict with agreed parameters in 2016/2017. See link below.
4.) Building height of 38 to 40 feet exceeds the 30 feet requirement.
5.) This massive structure would dwarf everything around it. This proposal is by far
the largest and most abusive (of all prior proposals) to all of us in the surrounding
areas.
6.) By presenting this, Brad Anderson and the owners are slapping all of us in the face.
We adjudicated this several times and received board assurance that 2 stories and
30 feet would be the law of the land going forward.
7.) This proposal assumes that with time, laws and fairness can be compromised.
8.) Destruction of property values to the north and south.
9.) New structures like this in Lake Forest have failed. GGL cannot sell the units they
have tried to market for the last 2 years. This would be 20 units.
10.)
Water issues abound. Artesian park was a 10-acre lake 100 years ago.
Digging a hole large enough for 42 parking spaces will most certainly hit a great
deal of water as was the case with my home directly behind this property.

Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Actual photos and depiction of the proposed structure at my home.

Brad Anderson and partner stated that their proposal would
exceed 40 feet. (November 20, 2019)

Glen Cole
From:
Sent:
To:
Subject:
Attachments:

In support of

Lee Nysted <nyslee@msn.com>
Friday, December 6, 2019 11:57 PM
Drew Irvin; Glen Cole
Add to Nysted Opening statement Dec 18 2019
PMD Village of Lake Bluff Illinois.docx

PCZBA

NO 3 ON 3

Village of Lake Bluff Illinois
Chapter 15 PLANNED MIXED-USE DEVELOPMENTS (PMDs)
10-15-3: STANDARDS AND CONDITIONS: A. Special Use Permit Standards: No
special use permit for a PMD shall be recommended or granted pursuant to this section unless the applicant shall
establish that the proposed PMD meets the standards made applicable to special uses pursuant to subsection 10‐4‐2E3
of this title. 11/15/2019 Sterling Codifiers, Inc. https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
6/14 B. General Design Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by
the Village Board pursuant to this section unless the applicant has established that the proposed PMD meets the
following additional standards, to the extent practical and applicable to the specific PMD, and except as the Village
Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive Plan: The PMD shall not be
inconsistent with the planning policies, goals, objectives, principles, and provisions of the Village's Comprehensive Plan.

2. Public Welfare: The PMD shall be designed, located, and proposed
to be operated and maintained so that it will not impair an adequate
supply of light and air to adjacent property and will not substantially increase the danger
of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses permitted in the
B Residence District (R‐4), the C Residence District (R‐5), and the Central Business District (CBD), in addition to other uses

4. Impact On Other Property: The PMD
shall not be unnecessarily injurious to the use or enjoyment of
surrounding properties for the purposes permitted pursuant to the
applicable zoning district, shall not prevent the normal and orderly
development and improvement of surrounding properties for
permitted uses, shall not be inconsistent with the community
character of the neighborhood, shall not alter the essential character

suitable to the proposed location of the PMD.
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of the neighborhood or be incompatible with other property in the
immediate vicinity. The uses permitted on a PMD must be of a type
and so located so as to exercise no undue detrimental influence upon
surrounding properties. The PMD must also address compliance with
the Village's noise, lighting, and other performance standards. 5.
Impact On Public Facilities And Resources: The PMD shall be
designed so that adequate utilities, road access, drainage, and other
necessary facilities will be provided to serve the PMD. 6.
Archaeological, Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological, historical,
or cultural resource located on or off of the parcel(s) proposed for
development. 7. Parking And Traffic: The PMD shall have or make adequate provision to provide ingress and
egress to the proposed use in a manner that minimizes traffic congestion in the public streets, provides appropriate
cross access to adjacent properties and parking areas, and provides adequate access for emergency vehicles. Adequate
parking shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering: Consistent with
the nature of the proposed PMD, the PMD shall provide landscaping, public open space, and other buffering features as
necessary to reasonably protect uses within the development and surrounding properties, including without limitation
reasonable and practical buffering related to the visual impact of the PMD on surrounding properties. 9. Signage:
Signage on the site of the PMD shall generally be in conformity with the Village's sign regulations, except as may
otherwise be specifically provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD
must be under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations And Plat
Act: All PMDs, whether or not they are by definition subject to the Village's subdivision regulations or the Illinois Plat
Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations and procedures of
the Village's subdivision regulations and the Plat Act except as is expressly provided otherwise in this chapter, or as
otherwise provided by the Board of Trustees pursuant to the ordinance approving the PMD, or the applicable sections of
the Village's subdivision regulations. 12. Covenants And Restrictions To Be Enforceable By Village: All covenants, deed
restrictions, easements, and similar restrictions to be recorded in connection with the PMD, if any, shall provide that
they may not be modified, removed, or released without the express consent of the Board of Trustees and that they
may be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site Control: The PMD
shall include the plans necessary to describe, establish, and maintain appropriate property and building security and site
control measures for the PMD and the property on which the PMD is located. These plans shall also include measures to
address adverse impacts on neighboring properties. 14. Integrated Design: A PMD shall be laid out and developed as a
unit in accordance with an integrated overall design. This design shall provide for safe, efficient, convenient and
harmonious grouping of structures, uses and facilities, and for appropriate relation of space inside and outside buildings

15. Beneficial Common Open Space: To the
extent practical, common open space in the PMD shall be integrated
into the overall design. These open spaces shall have a direct
functional or visual relationship to the main building(s) and shall not
be of isolated or leftover character. The following would not be considered usable common

to intended uses and structural features.
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open space: a. Areas reserved for the exclusive use or benefit of an individual tenant or owner; or reserved for the
exclusive use of tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights‐of‐way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16. Functional And
Mechanical Features: Storage areas, trash and garbage retainers, machinery installations, service areas, truck loading
areas, utility buildings and structures, and similar accessory areas and structures shall be accounted for in the design of
the PMD and enclosed or made as unobtrusive as possible. These features shall be subject to such setbacks, special
planting or other screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And Circulation: Principal
vehicular access shall be from dedicated public streets, and access points shall be designed to encourage smooth traffic
flow with controlled turning movements and minimum hazards to vehicular or pedestrian traffic. With respect to
vehicular and pedestrian circulation, including walkways, interior drives and parking, special attention shall be given to
location and number of access points to the public streets, width of interior drives and access points, general interior
circulation, separation of pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing
of parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and insofar as
feasible, do not detract from the design of proposed buildings and structures and the neighboring properties.
Landscaping shall be provided to screen parking areas from neighboring properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle Access And
Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian‐friendly movement and shall further
emphasize bicycle access and circulation, including without limitation providing connections to and from existing bike

19. Lighting:
Lighting for the PMD shall preserve and enhance the "dark at night"
character of the Village by: a) enabling individuals to view essential
detail to permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and c)
curtailing the degradation of the nighttime visual environment. 20.
Surface Water Drainage: Special attention shall be given to proper
site surface drainage so that removal of surface waters will not
adversely affect neighboring properties or the public storm drainage
system. Surface water in all paved areas shall be collected at intervals
so that it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must comply with
all standards, regulations and procedures of the Village's tree
regulations, as provided in chapter 11 of this title. 22. Compliance With Watershed

and walking paths so as to ensure a continuous route without gaps or disconnections.

Development Ordinance: The PMD must comply with all standards, regulations, and procedures of the Village's
watershed development ordinance, ordinance 2001‐16, as it may be amended from time to time. 23. Water And

Sewer Service: The PMD must comply with all Municipal Code requirements concerning the
public water supply and sanitary sewer service necessary to serve the PMD. C. Maximum

PMD Height: No building or structure in any PMD shall exceed thirty
feet (30') in height, nor shall any building or structure in any PMD
3

exceed two (2) stories. D. Conditions: The approval of a Final Plan may be
conditioned on such matters as the Board of Trustees may find necessary to: 1) prevent or
minimize any possible adverse effects of the proposed PMD; 2) ensure compatibility of the
various uses that may exist within the PMD; or 3) ensure its compatibility with surrounding
uses and development and its consistency with the general purposes, goals, and objectives
of this chapter, the Village's Subdivision Code, and the Village's Comprehensive Plan. Such

Violation of any such
condition or limitation shall be a violation of this chapter and
shall constitute grounds for revocation of all approvals granted
for the planned mixed-use development. (Ord. 2016‐23, 9‐12‐2016) 10‐15‐4:

conditions shall be expressly set forth in the ordinance approving the PMD.

AUTHORITY TO MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this section, the Board
of Trustees, as part of an approval of any PMD, may modify any provision of this chapter or of the Village's subdivision
ordinance as they apply to an approved PMD, subject to the limitations in this section. B. Standards: No such
modification may be approved unless the Board of Trustees shall find that the proposed PMD: 1. Will achieve the
purposes for which PMD may be approved pursuant to section 10‐15‐1 of this chapter; 11/15/2019 Sterling Codifiers,
Inc. https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the general purposes,
goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result in a development providing
amenities to the Village that may not be otherwise required under this chapter or other applicable Village codes and
ordinances, including without limitation such things as public art; plazas; pedestrian walkways; natural habitats;
increased landscaping; buffering or screening; enhanced streetscape; enhanced pedestrian and transit supportive
design; underground parking; and similar features. C. Other Limitations: In granting any PMD approval pursuant to this
chapter, the Board of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and explosive hazards,
or heat or glare, that is applicable in the district in which the development is to be located or applicable to the particular
use by reason of the regulations applicable in any district in which it might be located; or 2. Reduce the minimum total
lot area requirement by more than fifty percent (50%). This limitation does not apply to any minimum lot area per unit
requirement. 3. Allow for the maximum height of any building or structure within the PMD to exceed thirty feet (30') in
height or to exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10‐15‐3C of this chapter in accordance with the variation procedures set forth in section 10‐2‐
4 of this title. D. Regulation During And After Completion Of Development: After a Final Plan has been approved, that
approved plan will constitute the regulations applicable to the subject property, rather than any conflicting provision of
this title. No use or development not authorized by the approved plan will be permitted within the planned mixed‐use
development. (Ord. 2016‐23, 9‐12‐2016) 10‐15‐5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL
PLAN: A. Minor Adjustments: During the development of a PMD, the Village Board may authorize minor adjustments to
an approved Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the following: 1.
Altering the location of any one (1) structure or any part thereof, or any group of structures, by not more than five
percent (5%) of the distance shown on the approved Final Plan between such structure or structures and any other
structure or any vehicular circulation element or any boundary of the planned mixed‐use development, whichever is
less; and 2. Altering the location of any circulation element by not more than five percent (5%) of the distance shown on
the approved Final Plan between such circulation element and any structure, whichever is less; and 3. Altering the
location of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan; and
11/15/2019 Sterling Codifiers, Inc. https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4.
Altering any final grade by not more than five percent (5%) of the originally planned grade; and 5. Altering the location
4

or type of landscaping elements, provided that such minor adjustment will not result in the reduction of required
landscaping or be inconsistent with the nature and type of landscaping required by the approved landscape plan. B.
Standards: Minor adjustments shall be consistent with the intent and purpose of this title and the Final Plan, as
approved, shall be the minimum necessary to overcome the particular difficulty, and shall not be approved if they would
result in a violation of any standard or requirement of this chapter. All minor adjustments shall be approved by the
Board by resolution duly adopted, subject to such review by the Board and other boards and commissions of the Village
as the Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a PMD during
or after completion of a PMD that are not minor adjustments pursuant to subsections A and B of this section, shall
require an amendment to the PMD in the same manner and subject to the same procedures and limitations as required
for adoption of an initial PMD under the terms of this chapter. (Ord. 2016‐23, 9‐12‐2016) 1

The rule of law

Truly yours,

Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847‐602‐6251
http://www.seacrestwm.com/lee‐nysted/
At Schwab:
https://www.findyourindependentadvisor.com/FindAdvisor

Enter Zip Code: 60044
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In support of

NO 3 ON 3

Village of Lake Bluff Illinois
Chapter 15 PLANNED MIXED-USE DEVELOPMENTS
(PMDs)
10-15-3: STANDARDS AND CONDITIONS: A. Special Use Permit
Standards: No special use permit for a PMD shall be recommended or granted pursuant to this section
unless the applicant shall establish that the proposed PMD meets the standards made applicable to
special uses pursuant to subsection 10-4-2E3 of this title. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 6/14 B. General Design
Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by the
Village Board pursuant to this section unless the applicant has established that the proposed PMD meets
the following additional standards, to the extent practical and applicable to the specific PMD, and
except as the Village Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive
Plan: The PMD shall not be inconsistent with the planning policies, goals, objectives, principles, and

2. Public Welfare: The PMD
shall be designed, located, and proposed to be operated and
maintained so that it will not impair an adequate supply of
light and air to adjacent property and will not substantially increase the danger

provisions of the Village's Comprehensive Plan.

of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses
permitted in the B Residence District (R-4), the C Residence District (R-5), and the Central Business

4. Impact
On Other Property: The PMD shall not be unnecessarily
injurious to the use or enjoyment of surrounding properties
for the purposes permitted pursuant to the applicable zoning
district, shall not prevent the normal and orderly
development and improvement of surrounding properties
for permitted uses, shall not be inconsistent with the
community character of the neighborhood, shall not alter
District (CBD), in addition to other uses suitable to the proposed location of the PMD.

the essential character of the neighborhood or be
incompatible with other property in the immediate vicinity.
The uses permitted on a PMD must be of a type and so
located so as to exercise no undue detrimental influence
upon surrounding properties. The PMD must also address
compliance with the Village's noise, lighting, and other
performance standards. 5. Impact On Public Facilities And
Resources: The PMD shall be designed so that adequate
utilities, road access, drainage, and other necessary facilities
will be provided to serve the PMD. 6. Archaeological,
Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological,
historical, or cultural resource located on or off of the
parcel(s) proposed for development. 7. Parking And Traffic: The PMD shall
have or make adequate provision to provide ingress and egress to the proposed use in a manner that
minimizes traffic congestion in the public streets, provides appropriate cross access to adjacent
properties and parking areas, and provides adequate access for emergency vehicles. Adequate parking
shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering:
Consistent with the nature of the proposed PMD, the PMD shall provide landscaping, public open space,
and other buffering features as necessary to reasonably protect uses within the development and
surrounding properties, including without limitation reasonable and practical buffering related to the
visual impact of the PMD on surrounding properties. 9. Signage: Signage on the site of the PMD shall
generally be in conformity with the Village's sign regulations, except as may otherwise be specifically
provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD must be
under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations
And Plat Act: All PMDs, whether or not they are by definition subject to the Village's subdivision
regulations or the Illinois Plat Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations
and procedures of the Village's subdivision regulations and the Plat Act except as is expressly provided
otherwise in this chapter, or as otherwise provided by the Board of Trustees pursuant to the ordinance
approving the PMD, or the applicable sections of the Village's subdivision regulations. 12. Covenants
And Restrictions To Be Enforceable By Village: All covenants, deed restrictions, easements, and similar
restrictions to be recorded in connection with the PMD, if any, shall provide that they may not be
modified, removed, or released without the express consent of the Board of Trustees and that they may
be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site
Control: The PMD shall include the plans necessary to describe, establish, and maintain appropriate
property and building security and site control measures for the PMD and the property on which the

PMD is located. These plans shall also include measures to address adverse impacts on neighboring
properties. 14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient and harmonious
grouping of structures, uses and facilities, and for appropriate relation of space inside and outside

15. Beneficial Common Open
Space: To the extent practical, common open space in the
PMD shall be integrated into the overall design. These open
spaces shall have a direct functional or visual relationship to
the main building(s) and shall not be of isolated or leftover
character. The following would not be considered usable common open space: a. Areas reserved
buildings to intended uses and structural features.

for the exclusive use or benefit of an individual tenant or owner; or reserved for the exclusive use of
tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights-of-way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16.
Functional And Mechanical Features: Storage areas, trash and garbage retainers, machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar accessory
areas and structures shall be accounted for in the design of the PMD and enclosed or made as
unobtrusive as possible. These features shall be subject to such setbacks, special planting or other
screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And
Circulation: Principal vehicular access shall be from dedicated public streets, and access points shall be
designed to encourage smooth traffic flow with controlled turning movements and minimum hazards to
vehicular or pedestrian traffic. With respect to vehicular and pedestrian circulation, including walkways,
interior drives and parking, special attention shall be given to location and number of access points to
the public streets, width of interior drives and access points, general interior circulation, separation of
pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing of
parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and
insofar as feasible, do not detract from the design of proposed buildings and structures and the
neighboring properties. Landscaping shall be provided to screen parking areas from neighboring
properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle
Access And Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian-friendly
movement and shall further emphasize bicycle access and circulation, including without limitation
providing connections to and from existing bike and walking paths so as to ensure a continuous route

19. Lighting: Lighting for the PMD shall
preserve and enhance the "dark at night" character of the
Village by: a) enabling individuals to view essential detail to
permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and

without gaps or disconnections.

c) curtailing the degradation of the nighttime visual
environment. 20. Surface Water Drainage: Special attention
shall be given to proper site surface drainage so that removal
of surface waters will not adversely affect neighboring
properties or the public storm drainage system. Surface
water in all paved areas shall be collected at intervals so that
it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must
comply with all standards, regulations and procedures of the
Village's tree regulations, as provided in chapter 11 of this
title. 22. Compliance With Watershed Development Ordinance: The PMD must comply with all
standards, regulations, and procedures of the Village's watershed development ordinance, ordinance

2001-16, as it may be amended from time to time. 23. Water And Sewer Service: The PMD

must comply with all Municipal Code requirements concerning the public water
supply and sanitary sewer service necessary to serve the PMD. C. Maximum

PMD Height: No building or structure in any PMD shall
exceed thirty feet (30') in height, nor shall any building or
structure in any PMD exceed two (2) stories. D. Conditions: The

approval of a Final Plan may be conditioned on such matters as the Board of
Trustees may find necessary to: 1) prevent or minimize any possible adverse
effects of the proposed PMD; 2) ensure compatibility of the various uses that
may exist within the PMD; or 3) ensure its compatibility with surrounding uses
and development and its consistency with the general purposes, goals, and
objectives of this chapter, the Village's Subdivision Code, and the Village's
Comprehensive Plan. Such conditions shall be expressly set forth in the ordinance approving the

Violation of any such condition or limitation shall
be a violation of this chapter and shall constitute
grounds for revocation of all approvals granted for the
planned mixed-use development. (Ord. 2016-23, 9-12-2016) 10-15-4:
PMD.

AUTHORITY TO MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this
section, the Board of Trustees, as part of an approval of any PMD, may modify any provision of this

chapter or of the Village's subdivision ordinance as they apply to an approved PMD, subject to the
limitations in this section. B. Standards: No such modification may be approved unless the Board of
Trustees shall find that the proposed PMD: 1. Will achieve the purposes for which PMD may be
approved pursuant to section 10-15-1 of this chapter; 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the
general purposes, goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result
in a development providing amenities to the Village that may not be otherwise required under this
chapter or other applicable Village codes and ordinances, including without limitation such things as
public art; plazas; pedestrian walkways; natural habitats; increased landscaping; buffering or screening;
enhanced streetscape; enhanced pedestrian and transit supportive design; underground parking; and
similar features. C. Other Limitations: In granting any PMD approval pursuant to this chapter, the Board
of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and
explosive hazards, or heat or glare, that is applicable in the district in which the development is to be
located or applicable to the particular use by reason of the regulations applicable in any district in which
it might be located; or 2. Reduce the minimum total lot area requirement by more than fifty percent
(50%). This limitation does not apply to any minimum lot area per unit requirement. 3. Allow for the
maximum height of any building or structure within the PMD to exceed thirty feet (30') in height or to
exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10-15-3C of this chapter in accordance with the variation procedures set forth
in section 10-2-4 of this title. D. Regulation During And After Completion Of Development: After a Final
Plan has been approved, that approved plan will constitute the regulations applicable to the subject
property, rather than any conflicting provision of this title. No use or development not authorized by the
approved plan will be permitted within the planned mixed-use development. (Ord. 2016-23, 9-12-2016)
10-15-5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL PLAN: A. Minor Adjustments:
During the development of a PMD, the Village Board may authorize minor adjustments to an approved
Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the
following: 1. Altering the location of any one (1) structure or any part thereof, or any group of
structures, by not more than five percent (5%) of the distance shown on the approved Final Plan
between such structure or structures and any other structure or any vehicular circulation element or
any boundary of the planned mixed-use development, whichever is less; and 2. Altering the location of
any circulation element by not more than five percent (5%) of the distance shown on the approved Final
Plan between such circulation element and any structure, whichever is less; and 3. Altering the location
of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan;
and 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4. Altering any final grade
by not more than five percent (5%) of the originally planned grade; and 5. Altering the location or type
of landscaping elements, provided that such minor adjustment will not result in the reduction of
required landscaping or be inconsistent with the nature and type of landscaping required by the
approved landscape plan. B. Standards: Minor adjustments shall be consistent with the intent and
purpose of this title and the Final Plan, as approved, shall be the minimum necessary to overcome the
particular difficulty, and shall not be approved if they would result in a violation of any standard or
requirement of this chapter. All minor adjustments shall be approved by the Board by resolution duly

adopted, subject to such review by the Board and other boards and commissions of the Village as the
Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a
PMD during or after completion of a PMD that are not minor adjustments pursuant to subsections A and
B of this section, shall require an amendment to the PMD in the same manner and subject to the same
procedures and limitations as required for adoption of an initial PMD under the terms of this chapter.
(Ord. 2016-23, 9-12-2016) 1
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Note addendum of actual PMD language at the end.
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NO 3 ON 3
Means:
NO 3 ON 3

No 3 stories and no structural height over 30 feet on Block 3.
Block 1 has never been fully occupied and had no single-family homes around it
when built up.
I believe Mr. Anderson owns property on Block 2.
Block 3 is supposed to be a transition to single family homes. There are at least 13
single family properties immediately around this said block. (See attached)
We have standing to demand that the ordinance be honored by the Village of Lake
Bluff. There is ample case law in Illinois on this topic.
We worked hard to gain 1000 signatures on petitions supporting our cause, we put
signs around the village, and we organized hundreds of people that attended
board meetings so we could prevent a 3-story structure being built on block
three in Lake Bluff.
We adjudicated this issue twice and on September 12, 2016…the Lake Bluff
Village Board voted to enact an ordinance preventing any structure from being
built on block 3 over 30 feet tall.
On that night Village attorney Peter Friedman said, “the wording in

the ordinance would limit the height to both two stories and 30 feet.”
Trustee William Meyer said: “I have been listening to the
community and your voices have been heard. People are being asked
to give up rights like the right to light and getting nothing in return.
To do this seems unfair and it is unfair,” said Meyer. “There will be
no three on three,” he added quoting the message on signs
throughout downtown Lake Bluff protesting the proposed
development.

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
LAKE BLUFF — Block 3 of the village’s central business district will not have a three-story
building. The Village Board of Trustees unanimously amended a request for a planned mixeduse development on the block bounded by Scranton, Oak, North and Evanston Avenues on
September 12 at Village Hall, limiting any structure to two stories in height.

Last year (November 2018) this month our group met with the current owners of
the PNC lots, and while many of us were at the bank building he and his wife told
us that they would not fight us if we could not agree on a way from him to build a
3-story building. Now here we are looking at another fight.
What happened?
What has changed?
The owner has changed the direction with which he intends to hold the property.
He will now try to sell the property to a developer that will build what he said he
would not build.
Suddenly we are seeing a new group that has decided the rules and regulations that
we fought for should not apply to them.
Nothing has changed. There is no great “bull market” real estate market in Lake
Bluff.

The owners made a bad investment and refuse to cut the
price of their property to a level that would make it
economically feasible to build a 2-story structure.
And…they want me and my family and our little
community to change our laws and rules and ordinances
so they can be made whole. They want to sell to a
developer that can get a zoning change.
This is not right … this does not represent truthful, good,
integrity.

The new proposal is the worst I have ever seen. The entire surface is used, and the height is
absurd.
I will address only some of the most blatant of defects per our complaints of the past.
1.) Dramatic loss of light north of this structure.
2.) Massive congestion in a single-family area. There are four single family homes just
south on this block.
3.) Direct conflict with agreed parameters in 2016/2017. See link below.
4.) Building height of 38 to 40 feet exceeds the 30 feet requirement.
5.) This massive structure would dwarf everything around it. This proposal is by far
the largest and most abusive (of all prior proposals) to all of us in the surrounding
areas.
6.) By presenting this, Brad Anderson and the owners are slapping all of us in the face.
We adjudicated this several times and received board assurance that 2 stories and
30 feet would be the law of the land going forward.
7.) This proposal assumes that with time, laws and fairness can be compromised.
8.) Destruction of property values to the north and south.
9.) New structures like this in Lake Forest have failed. GGL cannot sell the units they
have tried to market for the last 2 years. This would be 20 units.
10.)
Water issues abound. Artesian park was a 10-acre lake 100 years ago.
Digging a hole large enough for 42 parking spaces will most certainly hit a great
deal of water as was the case with my home directly behind this property.

Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Actual photos and depiction of the proposed structure at my home.

Brad Anderson and partner stated that their proposal would
exceed 40 feet. (November 20, 2019)

In support of

NO 3 ON 3

Village of Lake Bluff Illinois
Chapter 15 PLANNED MIXED-USE DEVELOPMENTS
(PMDs)
10-15-3: STANDARDS AND CONDITIONS: A. Special Use Permit
Standards: No special use permit for a PMD shall be recommended or granted pursuant to this section
unless the applicant shall establish that the proposed PMD meets the standards made applicable to
special uses pursuant to subsection 10-4-2E3 of this title. 11/15/2019 Sterling Codifiers, Inc.

https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 6/14 B. General Design
Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by the
Village Board pursuant to this section unless the applicant has established that the proposed PMD meets
the following additional standards, to the extent practical and applicable to the specific PMD, and
except as the Village Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive
Plan: The PMD shall not be inconsistent with the planning policies, goals, objectives, principles, and

2. Public Welfare: The PMD
shall be designed, located, and proposed to be operated and
maintained so that it will not impair an adequate supply of
light and air to adjacent property and will not substantially increase the danger
provisions of the Village's Comprehensive Plan.

of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses
permitted in the B Residence District (R-4), the C Residence District (R-5), and the Central Business

4. Impact
On Other Property: The PMD shall not be unnecessarily
injurious to the use or enjoyment of surrounding properties
for the purposes permitted pursuant to the applicable zoning
district, shall not prevent the normal and orderly
development and improvement of surrounding properties
for permitted uses, shall not be inconsistent with the
community character of the neighborhood, shall not alter
the essential character of the neighborhood or be
incompatible with other property in the immediate vicinity.
The uses permitted on a PMD must be of a type and so
located so as to exercise no undue detrimental influence
upon surrounding properties. The PMD must also address
compliance with the Village's noise, lighting, and other
performance standards. 5. Impact On Public Facilities And
Resources: The PMD shall be designed so that adequate
utilities, road access, drainage, and other necessary facilities
will be provided to serve the PMD. 6. Archaeological,
Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological,
District (CBD), in addition to other uses suitable to the proposed location of the PMD.

historical, or cultural resource located on or off of the
parcel(s) proposed for development. 7. Parking And Traffic: The PMD shall
have or make adequate provision to provide ingress and egress to the proposed use in a manner that
minimizes traffic congestion in the public streets, provides appropriate cross access to adjacent
properties and parking areas, and provides adequate access for emergency vehicles. Adequate parking
shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering:
Consistent with the nature of the proposed PMD, the PMD shall provide landscaping, public open space,
and other buffering features as necessary to reasonably protect uses within the development and
surrounding properties, including without limitation reasonable and practical buffering related to the
visual impact of the PMD on surrounding properties. 9. Signage: Signage on the site of the PMD shall
generally be in conformity with the Village's sign regulations, except as may otherwise be specifically
provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD must be
under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations
And Plat Act: All PMDs, whether or not they are by definition subject to the Village's subdivision
regulations or the Illinois Plat Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations
and procedures of the Village's subdivision regulations and the Plat Act except as is expressly provided
otherwise in this chapter, or as otherwise provided by the Board of Trustees pursuant to the ordinance
approving the PMD, or the applicable sections of the Village's subdivision regulations. 12. Covenants
And Restrictions To Be Enforceable By Village: All covenants, deed restrictions, easements, and similar
restrictions to be recorded in connection with the PMD, if any, shall provide that they may not be
modified, removed, or released without the express consent of the Board of Trustees and that they may
be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site
Control: The PMD shall include the plans necessary to describe, establish, and maintain appropriate
property and building security and site control measures for the PMD and the property on which the
PMD is located. These plans shall also include measures to address adverse impacts on neighboring
properties. 14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient and harmonious
grouping of structures, uses and facilities, and for appropriate relation of space inside and outside

15. Beneficial Common Open
Space: To the extent practical, common open space in the
PMD shall be integrated into the overall design. These open
spaces shall have a direct functional or visual relationship to
the main building(s) and shall not be of isolated or leftover
character. The following would not be considered usable common open space: a. Areas reserved
buildings to intended uses and structural features.

for the exclusive use or benefit of an individual tenant or owner; or reserved for the exclusive use of
tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights-of-way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16.
Functional And Mechanical Features: Storage areas, trash and garbage retainers, machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar accessory

areas and structures shall be accounted for in the design of the PMD and enclosed or made as
unobtrusive as possible. These features shall be subject to such setbacks, special planting or other
screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And
Circulation: Principal vehicular access shall be from dedicated public streets, and access points shall be
designed to encourage smooth traffic flow with controlled turning movements and minimum hazards to
vehicular or pedestrian traffic. With respect to vehicular and pedestrian circulation, including walkways,
interior drives and parking, special attention shall be given to location and number of access points to
the public streets, width of interior drives and access points, general interior circulation, separation of
pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing of
parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and
insofar as feasible, do not detract from the design of proposed buildings and structures and the
neighboring properties. Landscaping shall be provided to screen parking areas from neighboring
properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle
Access And Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian-friendly
movement and shall further emphasize bicycle access and circulation, including without limitation
providing connections to and from existing bike and walking paths so as to ensure a continuous route

19. Lighting: Lighting for the PMD shall
preserve and enhance the "dark at night" character of the
Village by: a) enabling individuals to view essential detail to
permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and
c) curtailing the degradation of the nighttime visual
environment. 20. Surface Water Drainage: Special attention
shall be given to proper site surface drainage so that removal
of surface waters will not adversely affect neighboring
properties or the public storm drainage system. Surface
water in all paved areas shall be collected at intervals so that
it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must
comply with all standards, regulations and procedures of the
Village's tree regulations, as provided in chapter 11 of this
title. 22. Compliance With Watershed Development Ordinance: The PMD must comply with all

without gaps or disconnections.

standards, regulations, and procedures of the Village's watershed development ordinance, ordinance

2001-16, as it may be amended from time to time. 23. Water And Sewer Service: The PMD

must comply with all Municipal Code requirements concerning the public water
supply and sanitary sewer service necessary to serve the PMD. C. Maximum

PMD Height: No building or structure in any PMD shall
exceed thirty feet (30') in height, nor shall any building or
structure in any PMD exceed two (2) stories. D. Conditions: The

approval of a Final Plan may be conditioned on such matters as the Board of
Trustees may find necessary to: 1) prevent or minimize any possible adverse
effects of the proposed PMD; 2) ensure compatibility of the various uses that
may exist within the PMD; or 3) ensure its compatibility with surrounding uses
and development and its consistency with the general purposes, goals, and
objectives of this chapter, the Village's Subdivision Code, and the Village's
Comprehensive Plan. Such conditions shall be expressly set forth in the ordinance approving the

Violation of any such condition or limitation shall
be a violation of this chapter and shall constitute
grounds for revocation of all approvals granted for the
planned mixed-use development. (Ord. 2016-23, 9-12-2016) 10-15-4:
PMD.

AUTHORITY TO MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this
section, the Board of Trustees, as part of an approval of any PMD, may modify any provision of this
chapter or of the Village's subdivision ordinance as they apply to an approved PMD, subject to the
limitations in this section. B. Standards: No such modification may be approved unless the Board of
Trustees shall find that the proposed PMD: 1. Will achieve the purposes for which PMD may be
approved pursuant to section 10-15-1 of this chapter; 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the
general purposes, goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result
in a development providing amenities to the Village that may not be otherwise required under this
chapter or other applicable Village codes and ordinances, including without limitation such things as
public art; plazas; pedestrian walkways; natural habitats; increased landscaping; buffering or screening;
enhanced streetscape; enhanced pedestrian and transit supportive design; underground parking; and
similar features. C. Other Limitations: In granting any PMD approval pursuant to this chapter, the Board
of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and
explosive hazards, or heat or glare, that is applicable in the district in which the development is to be
located or applicable to the particular use by reason of the regulations applicable in any district in which
it might be located; or 2. Reduce the minimum total lot area requirement by more than fifty percent
(50%). This limitation does not apply to any minimum lot area per unit requirement. 3. Allow for the
maximum height of any building or structure within the PMD to exceed thirty feet (30') in height or to
exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10-15-3C of this chapter in accordance with the variation procedures set forth

in section 10-2-4 of this title. D. Regulation During And After Completion Of Development: After a Final
Plan has been approved, that approved plan will constitute the regulations applicable to the subject
property, rather than any conflicting provision of this title. No use or development not authorized by the
approved plan will be permitted within the planned mixed-use development. (Ord. 2016-23, 9-12-2016)
10-15-5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL PLAN: A. Minor Adjustments:
During the development of a PMD, the Village Board may authorize minor adjustments to an approved
Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the
following: 1. Altering the location of any one (1) structure or any part thereof, or any group of
structures, by not more than five percent (5%) of the distance shown on the approved Final Plan
between such structure or structures and any other structure or any vehicular circulation element or
any boundary of the planned mixed-use development, whichever is less; and 2. Altering the location of
any circulation element by not more than five percent (5%) of the distance shown on the approved Final
Plan between such circulation element and any structure, whichever is less; and 3. Altering the location
of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan;
and 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4. Altering any final grade
by not more than five percent (5%) of the originally planned grade; and 5. Altering the location or type
of landscaping elements, provided that such minor adjustment will not result in the reduction of
required landscaping or be inconsistent with the nature and type of landscaping required by the
approved landscape plan. B. Standards: Minor adjustments shall be consistent with the intent and
purpose of this title and the Final Plan, as approved, shall be the minimum necessary to overcome the
particular difficulty, and shall not be approved if they would result in a violation of any standard or
requirement of this chapter. All minor adjustments shall be approved by the Board by resolution duly
adopted, subject to such review by the Board and other boards and commissions of the Village as the
Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a
PMD during or after completion of a PMD that are not minor adjustments pursuant to subsections A and
B of this section, shall require an amendment to the PMD in the same manner and subject to the same
procedures and limitations as required for adoption of an initial PMD under the terms of this chapter.
(Ord. 2016-23, 9-12-2016) 1.

Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Glen Cole
From:
Sent:
To:
Cc:
Subject:

Lee Nysted <nyslee@msn.com>
Sunday, December 8, 2019 9:38 AM
Village of Lake Bluff
Drew Irvin; Glen Cole
For the attorneys in the group:
PMD Legal issues for Block 3 Nysted

I have highlighted a few of the most blatant abuses to the PMD that Brad Anderson's proposal would represent. (In re:
Block 3) Please forward to Peter Friedman and Bill Meyer.

From a legal standpoint, I would like to see Peter Friedman (attorney for the Village) and Bill Meyer (Trustee) respond to
these.

Village of Lake Bluff Illinois
Chapter 15 PLANNED MIXED-USE DEVELOPMENTS (PMDs)
10-15-3: STANDARDS AND CONDITIONS: A. Special Use Permit Standards: No
special use permit for a PMD shall be recommended or granted pursuant to this section unless the applicant shall
establish that the proposed PMD meets the standards made applicable to special uses pursuant to subsection 10‐4‐2E3
of this title. 11/15/2019 Sterling Codifiers, Inc. https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
6/14 B. General Design Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by
the Village Board pursuant to this section unless the applicant has established that the proposed PMD meets the
following additional standards, to the extent practical and applicable to the specific PMD, and except as the Village
Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive Plan: The PMD shall not be
inconsistent with the planning policies, goals, objectives, principles, and provisions of the Village's Comprehensive Plan.

2. Public Welfare: The PMD shall be designed, located, and proposed
to be operated and maintained so that it will not impair an adequate
supply of light and air to adjacent property and will not substantially increase the danger
of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses permitted in the
B Residence District (R‐4), the C Residence District (R‐5), and the Central Business District (CBD), in addition to other uses

4. Impact On Other Property: The PMD
shall not be unnecessarily injurious to the use or enjoyment of
surrounding properties for the purposes permitted pursuant to the
applicable zoning district, shall not prevent the normal and orderly
development and improvement of surrounding properties for

suitable to the proposed location of the PMD.

1

permitted uses, shall not be inconsistent with the community
character of the neighborhood, shall not alter the essential character
of the neighborhood or be incompatible with other property in the
immediate vicinity. The uses permitted on a PMD must be of a type
and so located so as to exercise no undue detrimental influence upon
surrounding properties. The PMD must also address compliance with
the Village's noise, lighting, and other performance standards. 5.
Impact On Public Facilities And Resources: The PMD shall be
designed so that adequate utilities, road access, drainage, and other
necessary facilities will be provided to serve the PMD. 6.
Archaeological, Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological, historical,
or cultural resource located on or off of the parcel(s) proposed for
development. 7. Parking And Traffic: The PMD shall have or make adequate provision to provide ingress and
egress to the proposed use in a manner that minimizes traffic congestion in the public streets, provides appropriate
cross access to adjacent properties and parking areas, and provides adequate access for emergency vehicles. Adequate
parking shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering: Consistent with
the nature of the proposed PMD, the PMD shall provide landscaping, public open space, and other buffering features as
necessary to reasonably protect uses within the development and surrounding properties, including without limitation
reasonable and practical buffering related to the visual impact of the PMD on surrounding properties. 9. Signage:
Signage on the site of the PMD shall generally be in conformity with the Village's sign regulations, except as may
otherwise be specifically provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD
must be under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations And Plat
Act: All PMDs, whether or not they are by definition subject to the Village's subdivision regulations or the Illinois Plat
Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations and procedures of
the Village's subdivision regulations and the Plat Act except as is expressly provided otherwise in this chapter, or as
otherwise provided by the Board of Trustees pursuant to the ordinance approving the PMD, or the applicable sections of
the Village's subdivision regulations. 12. Covenants And Restrictions To Be Enforceable By Village: All covenants, deed
restrictions, easements, and similar restrictions to be recorded in connection with the PMD, if any, shall provide that
they may not be modified, removed, or released without the express consent of the Board of Trustees and that they
may be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site Control: The PMD
shall include the plans necessary to describe, establish, and maintain appropriate property and building security and site
control measures for the PMD and the property on which the PMD is located. These plans shall also include measures to
address adverse impacts on neighboring properties. 14. Integrated Design: A PMD shall be laid out and developed as a
unit in accordance with an integrated overall design. This design shall provide for safe, efficient, convenient and
harmonious grouping of structures, uses and facilities, and for appropriate relation of space inside and outside buildings

15. Beneficial Common Open Space: To the
extent practical, common open space in the PMD shall be integrated
into the overall design. These open spaces shall have a direct

to intended uses and structural features.

2

functional or visual relationship to the main building(s) and shall not
be of isolated or leftover character. The following would not be considered usable common
open space: a. Areas reserved for the exclusive use or benefit of an individual tenant or owner; or reserved for the
exclusive use of tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights‐of‐way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16. Functional And
Mechanical Features: Storage areas, trash and garbage retainers, machinery installations, service areas, truck loading
areas, utility buildings and structures, and similar accessory areas and structures shall be accounted for in the design of
the PMD and enclosed or made as unobtrusive as possible. These features shall be subject to such setbacks, special
planting or other screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And Circulation: Principal
vehicular access shall be from dedicated public streets, and access points shall be designed to encourage smooth traffic
flow with controlled turning movements and minimum hazards to vehicular or pedestrian traffic. With respect to
vehicular and pedestrian circulation, including walkways, interior drives and parking, special attention shall be given to
location and number of access points to the public streets, width of interior drives and access points, general interior
circulation, separation of pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing
of parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and insofar as
feasible, do not detract from the design of proposed buildings and structures and the neighboring properties.
Landscaping shall be provided to screen parking areas from neighboring properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle Access And
Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian‐friendly movement and shall further
emphasize bicycle access and circulation, including without limitation providing connections to and from existing bike

19. Lighting:
Lighting for the PMD shall preserve and enhance the "dark at night"
character of the Village by: a) enabling individuals to view essential
detail to permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and c)
curtailing the degradation of the nighttime visual environment. 20.
Surface Water Drainage: Special attention shall be given to proper
site surface drainage so that removal of surface waters will not
adversely affect neighboring properties or the public storm drainage
system. Surface water in all paved areas shall be collected at intervals
so that it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must comply with
all standards, regulations and procedures of the Village's tree
regulations, as provided in chapter 11 of this title. 22. Compliance With Watershed

and walking paths so as to ensure a continuous route without gaps or disconnections.

Development Ordinance: The PMD must comply with all standards, regulations, and procedures of the Village's
watershed development ordinance, ordinance 2001‐16, as it may be amended from time to time. 23. Water And

Sewer Service: The PMD must comply with all Municipal Code requirements concerning the
public water supply and sanitary sewer service necessary to serve the PMD. C. Maximum
3

PMD Height: No building or structure in any PMD shall exceed thirty
feet (30') in height, nor shall any building or structure in any PMD
exceed two (2) stories. D. Conditions: The approval of a Final Plan may be
conditioned on such matters as the Board of Trustees may find necessary to: 1) prevent or
minimize any possible adverse effects of the proposed PMD; 2) ensure compatibility of the
various uses that may exist within the PMD; or 3) ensure its compatibility with surrounding
uses and development and its consistency with the general purposes, goals, and objectives
of this chapter, the Village's Subdivision Code, and the Village's Comprehensive Plan. Such

Violation of any such
condition or limitation shall be a violation of this chapter and
shall constitute grounds for revocation of all approvals granted
for the planned mixed-use development. (Ord. 2016‐23, 9‐12‐2016) 10‐15‐4:

conditions shall be expressly set forth in the ordinance approving the PMD.

AUTHORITY TO MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this section, the Board
of Trustees, as part of an approval of any PMD, may modify any provision of this chapter or of the Village's subdivision
ordinance as they apply to an approved PMD, subject to the limitations in this section. B. Standards: No such
modification may be approved unless the Board of Trustees shall find that the proposed PMD: 1. Will achieve the
purposes for which PMD may be approved pursuant to section 10‐15‐1 of this chapter; 11/15/2019 Sterling Codifiers,
Inc. https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the general purposes,
goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result in a development providing
amenities to the Village that may not be otherwise required under this chapter or other applicable Village codes and
ordinances, including without limitation such things as public art; plazas; pedestrian walkways; natural habitats;
increased landscaping; buffering or screening; enhanced streetscape; enhanced pedestrian and transit supportive
design; underground parking; and similar features. C. Other Limitations: In granting any PMD approval pursuant to this
chapter, the Board of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and explosive hazards,
or heat or glare, that is applicable in the district in which the development is to be located or applicable to the particular
use by reason of the regulations applicable in any district in which it might be located; or 2. Reduce the minimum total
lot area requirement by more than fifty percent (50%). This limitation does not apply to any minimum lot area per unit
requirement. 3. Allow for the maximum height of any building or structure within the PMD to exceed thirty feet (30') in
height or to exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10‐15‐3C of this chapter in accordance with the variation procedures set forth in section 10‐2‐
4 of this title. D. Regulation During And After Completion Of Development: After a Final Plan has been approved, that
approved plan will constitute the regulations applicable to the subject property, rather than any conflicting provision of
this title. No use or development not authorized by the approved plan will be permitted within the planned mixed‐use
development. (Ord. 2016‐23, 9‐12‐2016) 10‐15‐5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL
PLAN: A. Minor Adjustments: During the development of a PMD, the Village Board may authorize minor adjustments to
an approved Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the following: 1.
Altering the location of any one (1) structure or any part thereof, or any group of structures, by not more than five
percent (5%) of the distance shown on the approved Final Plan between such structure or structures and any other
structure or any vehicular circulation element or any boundary of the planned mixed‐use development, whichever is
less; and 2. Altering the location of any circulation element by not more than five percent (5%) of the distance shown on
the approved Final Plan between such circulation element and any structure, whichever is less; and 3. Altering the
location of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan; and
4

11/15/2019 Sterling Codifiers, Inc. https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4.
Altering any final grade by not more than five percent (5%) of the originally planned grade; and 5. Altering the location
or type of landscaping elements, provided that such minor adjustment will not result in the reduction of required
landscaping or be inconsistent with the nature and type of landscaping required by the approved landscape plan. B.
Standards: Minor adjustments shall be consistent with the intent and purpose of this title and the Final Plan, as
approved, shall be the minimum necessary to overcome the particular difficulty, and shall not be approved if they would
result in a violation of any standard or requirement of this chapter. All minor adjustments shall be approved by the
Board by resolution duly adopted, subject to such review by the Board and other boards and commissions of the Village
as the Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a PMD during
or after completion of a PMD that are not minor adjustments pursuant to subsections A and B of this section, shall
require an amendment to the PMD in the same manner and subject to the same procedures and limitations as required
for adoption of an initial PMD under the terms of this chapter. (Ord. 2016‐23, 9‐12‐2016) 1
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Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Truly yours,

Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847‐602‐6251
http://www.seacrestwm.com/lee‐nysted/
At Schwab:
https://www.findyourindependentadvisor.com/FindAdvisor

Enter Zip Code: 60044
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From:
To:
Cc:
Subject:
Date:
Attachments:

Glen Cole
Lee Nysted
Drew Irvin
RE: Nysted December 18 PCZBA meeting
Tuesday, December 10, 2019 11:36:00 AM
image001.png
image002.png

Hi Lee,
In our last agenda packet and supplements, we included both the current Planned Mixed Use
Development (PMD) ordinance as well as public comment received up until that time. This included
your letters and the articles you submitted that discuss the history of the height restriction included
in the PMD ordinance.
The staff memorandum for the PCZBA’s December meeting will not include any additional discussion
of legislative history. As I wrote in November, the members of the PCZBA were residents of Lake
Bluff during the last Block Three development proposal, and they – as well as any member of the
public – has online access to our records of these proceedings including the agenda packets,
minutes, and video. Of course, you are welcome to submit your own materials to the PCZBA if you
would like to draw their attention to any specific points.
You are also welcome to send a PowerPoint via e-mail or bring a presentation on a flash drive if you
would like to make a presentation during the public comment period that will be provided during
this workshop.
Thanks,

Glen Cole
Asst. to the Village Administrator
Village of Lake Bluff
Desk    (847) 283-6889
Email    gcole@lakebluff.org
40 East Center Avenue
Lake Bluff, Illinois 60044
lakebluff.org

From: Lee Nysted [mailto:nyslee@msn.com]
Sent: Monday, December 9, 2019 1:39 PM
To: Glen Cole <gcole@lakebluff.org>
Subject: Nysted December 18 PCZBA meeting

Glen...
In your last description (packet) to the board prior to the "workshop" you left out the history of
"NO 3 on 3" and the timeline

with which we worked to that end. You only state that the vendors "pulled out." That is not
the whole story is it?
For the next packet on the 18th...Please include this issue and exactly what happened and a
full disclosure of the current PMD as it now stands.
There are many new members of both boards and many new residents that did not go through
this.
There was a protracted fight about height, stories, density, light, etc. The current standards
sections addresses this.
I also ask that the attached "petition" be put into slide format (included in the packet) so I can
address the boards with this in an easy format with
a pointer as Brad used last time.
Thank you... I am,

Truly yours,


Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847-602-6251
http://www.seacrestwm.com/lee-nysted/
At Schwab:   
https://www.findyourindependentadvisor.com/FindAdvisor     Enter Zip Code: 60044

Village of Lake Bluff Illinois

December 2019

Chapter 15 PLANNED MIXED-USE DEVELOPMENTS (PMDs) 10-15-3:
STANDARDS AND CONDITIONS: A. Special Use Permit Standards: No special use permit

for a PMD shall be recommended or granted pursuant to this section unless the applicant shall establish
that the proposed PMD meets the standards made applicable to special uses pursuant to subsection 104-2E3 of this title. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 6/14 B. General Design
Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by the
Village Board pursuant to this section unless the applicant has established that the proposed PMD meets
the following additional standards, to the extent practical and applicable to the specific PMD, and
except as the Village Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive
Plan: The PMD shall not be inconsistent with the planning policies, goals, objectives, principles, and

2. Public Welfare: The PMD
shall be designed, located, and proposed to be operated and
maintained so that it will not impair an adequate supply of
light and air to adjacent property and will not substantially increase the danger

provisions of the Village's Comprehensive Plan.

of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses
permitted in the B Residence District (R-4), the C Residence District (R-5), and the Central Business
District (CBD), in addition to other uses suitable to the proposed location of the PMD.

4. Impact On Other Property: The PMD shall not be
unnecessarily injurious to the use or enjoyment of
surrounding properties for the purposes permitted pursuant
to the applicable zoning district, shall not prevent the
normal and orderly development and improvement of
surrounding properties for permitted uses, shall not be
inconsistent with the community character of the
neighborhood, shall not alter the essential character of the
neighborhood or be incompatible with other property in the
immediate vicinity. The uses permitted on a PMD must be of
a type and so located so as to exercise no undue detrimental
influence upon surrounding properties. The PMD must also
address compliance with the Village's noise, lighting, and
other performance standards. 5. Impact On Public Facilities
And Resources: The PMD shall be designed so that adequate
utilities, road access, drainage, and other necessary facilities
will be provided to serve the PMD. 6. Archaeological,
Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological,
historical, or cultural resource located on or off of the
parcel(s) proposed for development. 7. Parking And Traffic: The PMD shall
have or make adequate provision to provide ingress and egress to the proposed use in a manner that
minimizes traffic congestion in the public streets, provides appropriate cross access to adjacent
properties and parking areas, and provides adequate access for emergency vehicles. Adequate parking
shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering:
Consistent with the nature of the proposed PMD, the PMD shall provide landscaping, public open space,
and other buffering features as necessary to reasonably protect uses within the development and
surrounding properties, including without limitation reasonable and practical buffering related to the
visual impact of the PMD on surrounding properties. 9. Signage: Signage on the site of the PMD shall
generally be in conformity with the Village's sign regulations, except as may otherwise be specifically
provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD must be
under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations
And Plat Act: All PMDs, whether or not they are by definition subject to the Village's subdivision
regulations or the Illinois Plat Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.

https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations
and procedures of the Village's subdivision regulations and the Plat Act except as is expressly provided
otherwise in this chapter, or as otherwise provided by the Board of Trustees pursuant to the ordinance
approving the PMD, or the applicable sections of the Village's subdivision regulations. 12. Covenants
And Restrictions To Be Enforceable By Village: All covenants, deed restrictions, easements, and similar
restrictions to be recorded in connection with the PMD, if any, shall provide that they may not be
modified, removed, or released without the express consent of the Board of Trustees and that they may
be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site
Control: The PMD shall include the plans necessary to describe, establish, and maintain appropriate
property and building security and site control measures for the PMD and the property on which the
PMD is located. These plans shall also include measures to address adverse impacts on neighboring
properties. 14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient and harmonious
grouping of structures, uses and facilities, and for appropriate relation of space inside and outside

15. Beneficial Common Open
Space: To the extent practical, common open space in the
PMD shall be integrated into the overall design. These open
spaces shall have a direct functional or visual relationship to
the main building(s) and shall not be of isolated or leftover
character. The following would not be considered usable common open space: a. Areas reserved
buildings to intended uses and structural features.

for the exclusive use or benefit of an individual tenant or owner; or reserved for the exclusive use of
tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights-of-way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16.
Functional And Mechanical Features: Storage areas, trash and garbage retainers, machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar accessory
areas and structures shall be accounted for in the design of the PMD and enclosed or made as
unobtrusive as possible. These features shall be subject to such setbacks, special planting or other
screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And
Circulation: Principal vehicular access shall be from dedicated public streets, and access points shall be
designed to encourage smooth traffic flow with controlled turning movements and minimum hazards to
vehicular or pedestrian traffic. With respect to vehicular and pedestrian circulation, including walkways,
interior drives and parking, special attention shall be given to location and number of access points to
the public streets, width of interior drives and access points, general interior circulation, separation of
pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing of
parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and
insofar as feasible, do not detract from the design of proposed buildings and structures and the
neighboring properties. Landscaping shall be provided to screen parking areas from neighboring
properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle
Access And Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian-friendly
movement and shall further emphasize bicycle access and circulation, including without limitation

providing connections to and from existing bike and walking paths so as to ensure a continuous route

19. Lighting: Lighting for the PMD shall
preserve and enhance the "dark at night" character of the
Village by: a) enabling individuals to view essential detail to
permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and
c) curtailing the degradation of the nighttime visual
environment. 20. Surface Water Drainage: Special attention
shall be given to proper site surface drainage so that removal
of surface waters will not adversely affect neighboring
properties or the public storm drainage system. Surface
water in all paved areas shall be collected at intervals so that
it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must
comply with all standards, regulations and procedures of the
Village's tree regulations, as provided in chapter 11 of this
title. 22. Compliance With Watershed Development Ordinance: The PMD must comply with all
without gaps or disconnections.

standards, regulations, and procedures of the Village's watershed development ordinance, ordinance

2001-16, as it may be amended from time to time. 23. Water And Sewer Service: The PMD

must comply with all Municipal Code requirements concerning the public water
supply and sanitary sewer service necessary to serve the PMD. C. Maximum

PMD Height: No building or structure in any PMD shall
exceed thirty feet (30') in height, nor shall any building or
structure in any PMD exceed two (2) stories. D. Conditions: The

approval of a Final Plan may be conditioned on such matters as the Board of
Trustees may find necessary to: 1) prevent or minimize any possible adverse
effects of the proposed PMD; 2) ensure compatibility of the various uses that
may exist within the PMD; or 3) ensure its compatibility with surrounding uses
and development and its consistency with the general purposes, goals, and
objectives of this chapter, the Village's Subdivision Code, and the Village's
Comprehensive Plan. Such conditions shall be expressly set forth in the ordinance approving the
PMD.

Violation of any such condition or limitation shall be a
violation of this chapter and shall constitute grounds
for revocation of all approvals granted for the planned
mixed-use development. (Ord. 2016-23, 9-12-2016) 10-15-4: AUTHORITY TO
MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this section, the Board
of Trustees, as part of an approval of any PMD, may modify any provision of this chapter or of the
Village's subdivision ordinance as they apply to an approved PMD, subject to the limitations in this
section. B. Standards: No such modification may be approved unless the Board of Trustees shall find that
the proposed PMD: 1. Will achieve the purposes for which PMD may be approved pursuant to section
10-15-1 of this chapter; 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the
general purposes, goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result
in a development providing amenities to the Village that may not be otherwise required under this
chapter or other applicable Village codes and ordinances, including without limitation such things as
public art; plazas; pedestrian walkways; natural habitats; increased landscaping; buffering or screening;
enhanced streetscape; enhanced pedestrian and transit supportive design; underground parking; and
similar features. C. Other Limitations: In granting any PMD approval pursuant to this chapter, the Board
of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and
explosive hazards, or heat or glare, that is applicable in the district in which the development is to be
located or applicable to the particular use by reason of the regulations applicable in any district in which
it might be located; or 2. Reduce the minimum total lot area requirement by more than fifty percent
(50%). This limitation does not apply to any minimum lot area per unit requirement. 3. Allow for the
maximum height of any building or structure within the PMD to exceed thirty feet (30') in height or to
exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10-15-3C of this chapter in accordance with the variation procedures set forth
in section 10-2-4 of this title. D. Regulation During And After Completion Of Development: After a Final
Plan has been approved, that approved plan will constitute the regulations applicable to the subject
property, rather than any conflicting provision of this title. No use or development not authorized by the
approved plan will be permitted within the planned mixed-use development. (Ord. 2016-23, 9-12-2016)
10-15-5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL PLAN: A. Minor Adjustments:
During the development of a PMD, the Village Board may authorize minor adjustments to an approved
Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the
following: 1. Altering the location of any one (1) structure or any part thereof, or any group of
structures, by not more than five percent (5%) of the distance shown on the approved Final Plan
between such structure or structures and any other structure or any vehicular circulation element or
any boundary of the planned mixed-use development, whichever is less; and 2. Altering the location of
any circulation element by not more than five percent (5%) of the distance shown on the approved Final
Plan between such circulation element and any structure, whichever is less; and 3. Altering the location
of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan;
and 11/15/2019 Sterling Codifiers, Inc.

https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4. Altering any final grade
by not more than five percent (5%) of the originally planned grade; and 5. Altering the location or type
of landscaping elements, provided that such minor adjustment will not result in the reduction of
required landscaping or be inconsistent with the nature and type of landscaping required by the
approved landscape plan. B. Standards: Minor adjustments shall be consistent with the intent and
purpose of this title and the Final Plan, as approved, shall be the minimum necessary to overcome the
particular difficulty, and shall not be approved if they would result in a violation of any standard or
requirement of this chapter. All minor adjustments shall be approved by the Board by resolution duly
adopted, subject to such review by the Board and other boards and commissions of the Village as the
Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a
PMD during or after completion of a PMD that are not minor adjustments pursuant to subsections A and
B of this section, shall require an amendment to the PMD in the same manner and subject to the same
procedures and limitations as required for adoption of an initial PMD under the terms of this chapter.
(Ord. 2016-23, 9-12-2016) 1

Truly yours,

131 E. North Ave. Lake Bluff, Illinois 60044
Nyslee@msn.com 847-602-6251

From:
To:
Cc:
Subject:
Date:
Attachments:

Lee Nysted
Drew Irvin
Glen Cole
Re: Nysted Thumb Drive Presentation 12-18-19
Thursday, December 12, 2019 9:57:07 AM
image001.png

Yes please
Truly yours,
Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847-602-6251
http://www.seacrestwm.com/lee-nysted/
At Schwab:   
https://www.findyourindependentadvisor.com/FindAdvisor     Enter Zip Code: 60044

On Dec 12, 2019, at 9:55 AM, Drew Irvin <dirvin@lakebluff.org> wrote:


Thanks for sharing, Lee. Did you want this transmitted to the PCZBA too?
Please advise.
Thanks,
Drew

From: Lee Nysted [mailto:nyslee@msn.com]
Sent: Thursday, December 12, 2019 8:04 AM
To: Drew Irvin <dirvin@lakebluff.org>; Glen Cole <gcole@lakebluff.org>
Subject: Nysted Thumb Drive Presentation 12-18-19

I will use this opening statement
There will be many of us there.

I will bring a thumb drive.
Truly yours,

<image001.png>


Lee A. Nysted
131 East North Avenue
Lake Bluff, Illinois U.S.A. 60044
Mesa Vista 24 (Caya Mesa Bista 24)
Tierra del Sol, Aruba
Nyslee@MSN.com
847-602-6251
http://www.seacrestwm.com/lee-nysted/
At Schwab:   
https://www.findyourindependentadvisor.com/FindAdvisor     Enter Zip Code: 60044

NO 3 ON 3
Means:
NO 3 ON 3

No 3 stories and no structural height over 30 feet on Block 3.
Block 1 has never been fully occupied and had no single-family homes around it
when built up.
I believe Mr. Anderson owns property on Block 2.
Block 3 is supposed to be a transition to single family homes. There are at least 13
single family properties immediately around this said block. (See attached)
We have standing to demand that the ordinance be honored by the Village of Lake
Bluff. There is ample case law in Illinois on this topic.
We worked hard to gain 1000 signatures on petitions supporting our cause, we put
signs around the village, and we organized hundreds of people that attended
board meetings so we could prevent a 3-story structure being built on block
three in Lake Bluff.
We adjudicated this issue twice and on September 12, 2016…the Lake Bluff
Village Board voted to enact an ordinance preventing any structure from being
built on block 3 over 30 feet tall.
On that night Village attorney Peter Friedman said, “the wording in

the ordinance would limit the height to both two stories and 30 feet.”
Trustee William Meyer said: “I have been listening to the
community and your voices have been heard. People are being asked
to give up rights like the right to light and getting nothing in return.
To do this seems unfair and it is unfair,” said Meyer. “There will be
no three on three,” he added quoting the message on signs
throughout downtown Lake Bluff protesting the proposed
development.

https://jwcdaily.com/2016/09/12/lake-bluff-village-boardsays-no-to-3-on-3-developer-pulls-out/
LAKE BLUFF — Block 3 of the village’s central business district will not have a three-story
building. The Village Board of Trustees unanimously amended a request for a planned mixeduse development on the block bounded by Scranton, Oak, North and Evanston Avenues on
September 12 at Village Hall, limiting any structure to two stories in height.

Last year (November 2018) this month our group met with the current owners of
the PNC lots, and while many of us were at the bank building he and his wife told
us that they would not fight us if we could not agree on a way from him to build a
3-story building. Now here we are looking at another fight.
What happened?
What has changed?
The owner has changed the direction with which he intends to hold the property.
He will now try to sell the property to a developer that will build what he said he
would not build.
Suddenly we are seeing a new group that has decided the rules and regulations that
we fought for should not apply to them.
Nothing has changed. There is no great “bull market” real estate market in Lake
Bluff.

The owners made a bad investment and refuse to cut the
price of their property to a level that would make it
economically feasible to build a 2-story structure.
And…they want me and my family and our little
community to change our laws and rules and ordinances
so they can be made whole. They want to sell to a
developer that can get a zoning change.
This is not right … this does not represent truthful, good,
integrity.

The new proposal is the worst I have ever seen. The entire surface is used, and the height is
absurd.
I will address only some of the most blatant of defects per our complaints of the past.
1.) Dramatic loss of light north of this structure.
2.) Massive congestion in a single-family area. There are four single family homes just
south on this block.
3.) Direct conflict with agreed parameters in 2016/2017. See link below.
4.) Building height of 38 to 40 feet exceeds the 30 feet requirement.
5.) This massive structure would dwarf everything around it. This proposal is by far
the largest and most abusive (of all prior proposals) to all of us in the surrounding
areas.
6.) By presenting this, Brad Anderson and the owners are slapping all of us in the face.
We adjudicated this several times and received board assurance that 2 stories and
30 feet would be the law of the land going forward.
7.) This proposal assumes that with time, laws and fairness can be compromised.
8.) Destruction of property values to the north and south.
9.) New structures like this in Lake Forest have failed. GGL cannot sell the units they
have tried to market for the last 2 years. This would be 20 units.
10.)
Water issues abound. Artesian park was a 10-acre lake 100 years ago.
Digging a hole large enough for 42 parking spaces will most certainly hit a great
deal of water as was the case with my home directly behind this property.

Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

Actual photos and depiction of the proposed structure at my home.

Brad Anderson and partner stated that their proposal would
exceed 40 feet. (November 20, 2019)

In support of NO 3 ON 3
Village of Lake Bluff Illinois
Chapter 15 PLANNED MIXED-USE DEVELOPMENTS
(PMDs)
10-15-3: STANDARDS AND CONDITIONS: A. Special Use Permit
Standards: No special use permit for a PMD shall be recommended or granted pursuant to this section
unless the applicant shall establish that the proposed PMD meets the standards made applicable to
special uses pursuant to subsection 10-4-2E3 of this title. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 6/14 B. General Design
Standards: No special use permit for a PMD shall be recommended by the PCZBA or granted by the
Village Board pursuant to this section unless the applicant has established that the proposed PMD meets
the following additional standards, to the extent practical and applicable to the specific PMD, and
except as the Village Board may otherwise provide in the ordinance granting a PMD: 1. Comprehensive
Plan: The PMD shall not be inconsistent with the planning policies, goals, objectives, principles, and

2. Public Welfare: The PMD
shall be designed, located, and proposed to be operated and
maintained so that it will not impair an adequate supply of
light and air to adjacent property and will not substantially increase the danger

provisions of the Village's Comprehensive Plan.

of fire or otherwise endanger the public health, safety and welfare. 3. Uses: The PMD may include uses
permitted in the B Residence District (R-4), the C Residence District (R-5), and the Central Business

4. Impact
On Other Property: The PMD shall not be unnecessarily
injurious to the use or enjoyment of surrounding properties
for the purposes permitted pursuant to the applicable zoning
district, shall not prevent the normal and orderly
development and improvement of surrounding properties
for permitted uses, shall not be inconsistent with the
community character of the neighborhood, shall not alter
the essential character of the neighborhood or be
incompatible with other property in the immediate vicinity.
The uses permitted on a PMD must be of a type and so
District (CBD), in addition to other uses suitable to the proposed location of the PMD.

located so as to exercise no undue detrimental influence
upon surrounding properties. The PMD must also address
compliance with the Village's noise, lighting, and other
performance standards. 5. Impact On Public Facilities And
Resources: The PMD shall be designed so that adequate
utilities, road access, drainage, and other necessary facilities
will be provided to serve the PMD. 6. Archaeological,
Historical Or Cultural Impact: The PMD shall not
substantially and adversely affect a known archaeological,
historical, or cultural resource located on or off of the
parcel(s) proposed for development. 7. Parking And Traffic: The PMD shall
have or make adequate provision to provide ingress and egress to the proposed use in a manner that
minimizes traffic congestion in the public streets, provides appropriate cross access to adjacent
properties and parking areas, and provides adequate access for emergency vehicles. Adequate parking
shall be provided for the uses permitted in the PMD. 8. Landscaping, Open Space, And Buffering:
Consistent with the nature of the proposed PMD, the PMD shall provide landscaping, public open space,
and other buffering features as necessary to reasonably protect uses within the development and
surrounding properties, including without limitation reasonable and practical buffering related to the
visual impact of the PMD on surrounding properties. 9. Signage: Signage on the site of the PMD shall
generally be in conformity with the Village's sign regulations, except as may otherwise be specifically
provided in the ordinance approving a PMD. 10. Ownership/Control Area: The site of the PMD must be
under ownership and/or unified control of the applicant. 11. Compliance With Subdivision Regulations
And Plat Act: All PMDs, whether or not they are by definition subject to the Village's subdivision
regulations or the Illinois Plat Act, shall comply with 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 7/14 all standards, regulations
and procedures of the Village's subdivision regulations and the Plat Act except as is expressly provided
otherwise in this chapter, or as otherwise provided by the Board of Trustees pursuant to the ordinance
approving the PMD, or the applicable sections of the Village's subdivision regulations. 12. Covenants
And Restrictions To Be Enforceable By Village: All covenants, deed restrictions, easements, and similar
restrictions to be recorded in connection with the PMD, if any, shall provide that they may not be
modified, removed, or released without the express consent of the Board of Trustees and that they may
be enforced by the Village as well as by future landowners within the PMD. 13. Security And Site
Control: The PMD shall include the plans necessary to describe, establish, and maintain appropriate
property and building security and site control measures for the PMD and the property on which the
PMD is located. These plans shall also include measures to address adverse impacts on neighboring
properties. 14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient and harmonious
grouping of structures, uses and facilities, and for appropriate relation of space inside and outside

15. Beneficial Common Open
Space: To the extent practical, common open space in the
PMD shall be integrated into the overall design. These open
spaces shall have a direct functional or visual relationship to
the main building(s) and shall not be of isolated or leftover
character. The following would not be considered usable common open space: a. Areas reserved
buildings to intended uses and structural features.

for the exclusive use or benefit of an individual tenant or owner; or reserved for the exclusive use of
tenants or owners, but not the public. b. Dedicated streets, alleys and other public rights-of-way. c.
Vehicular drives, parking, loading and storage areas. d. Irregular or unusable narrow strips of land. 16.
Functional And Mechanical Features: Storage areas, trash and garbage retainers, machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar accessory
areas and structures shall be accounted for in the design of the PMD and enclosed or made as
unobtrusive as possible. These features shall be subject to such setbacks, special planting or other
screening methods as shall reasonably be required to prevent their being incongruous with the existing
or contemplated environment and the surrounding properties. 17. Vehicle Drives, Parking And
Circulation: Principal vehicular access shall be from dedicated public streets, and access points shall be
designed to encourage smooth traffic flow with controlled turning movements and minimum hazards to
vehicular or pedestrian traffic. With respect to vehicular and pedestrian circulation, including walkways,
interior drives and parking, special attention shall be given to location and number of access points to
the public streets, width of interior drives and access points, general interior circulation, separation of
pedestrian and vehicular traffic, adequate provision for service by emergency vehicles, sharing of
parking between uses in the PMD, and arrangement of parking areas that are safe and convenient, and
insofar as feasible, do not detract from the design of proposed buildings and structures and the
neighboring properties. Landscaping shall be provided to screen parking areas from neighboring
properties. 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 8/14 18. Pedestrian And Bicycle
Access And Circulation: PMDs shall emphasize safe, efficient, and comprehensive pedestrian-friendly
movement and shall further emphasize bicycle access and circulation, including without limitation
providing connections to and from existing bike and walking paths so as to ensure a continuous route

19. Lighting: Lighting for the PMD shall
preserve and enhance the "dark at night" character of the
Village by: a) enabling individuals to view essential detail to
permit them to undertake their activities at night; b)
facilitating safety and security of persons and property; and
c) curtailing the degradation of the nighttime visual
environment. 20. Surface Water Drainage: Special attention
shall be given to proper site surface drainage so that removal
without gaps or disconnections.

of surface waters will not adversely affect neighboring
properties or the public storm drainage system. Surface
water in all paved areas shall be collected at intervals so that
it will not obstruct the flow of vehicular or pedestrian traffic.
21. Compliance With Tree Regulations: The PMD must
comply with all standards, regulations and procedures of the
Village's tree regulations, as provided in chapter 11 of this
title. 22. Compliance With Watershed Development Ordinance: The PMD must comply with all
standards, regulations, and procedures of the Village's watershed development ordinance, ordinance

2001-16, as it may be amended from time to time. 23. Water And Sewer Service: The PMD

must comply with all Municipal Code requirements concerning the public water
supply and sanitary sewer service necessary to serve the PMD. C. Maximum

PMD Height: No building or structure in any PMD shall
exceed thirty feet (30') in height, nor shall any building or
structure in any PMD exceed two (2) stories. D. Conditions: The

approval of a Final Plan may be conditioned on such matters as the Board of
Trustees may find necessary to: 1) prevent or minimize any possible adverse
effects of the proposed PMD; 2) ensure compatibility of the various uses that
may exist within the PMD; or 3) ensure its compatibility with surrounding uses
and development and its consistency with the general purposes, goals, and
objectives of this chapter, the Village's Subdivision Code, and the Village's
Comprehensive Plan. Such conditions shall be expressly set forth in the ordinance approving the

Violation of any such condition or limitation shall
be a violation of this chapter and shall constitute
grounds for revocation of all approvals granted for the
planned mixed-use development. (Ord. 2016-23, 9-12-2016) 10-15-4:

PMD.

AUTHORITY TO MODIFY REGULATIONS: A. Authority: Subject to the standards and limitations in this
section, the Board of Trustees, as part of an approval of any PMD, may modify any provision of this
chapter or of the Village's subdivision ordinance as they apply to an approved PMD, subject to the
limitations in this section. B. Standards: No such modification may be approved unless the Board of
Trustees shall find that the proposed PMD: 1. Will achieve the purposes for which PMD may be
approved pursuant to section 10-15-1 of this chapter; 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 9/14 2. Will not violate the

general purposes, goals, and objectives of this Code and the Village's Comprehensive Plan; 3. Will result
in a development providing amenities to the Village that may not be otherwise required under this
chapter or other applicable Village codes and ordinances, including without limitation such things as
public art; plazas; pedestrian walkways; natural habitats; increased landscaping; buffering or screening;
enhanced streetscape; enhanced pedestrian and transit supportive design; underground parking; and
similar features. C. Other Limitations: In granting any PMD approval pursuant to this chapter, the Board
of Trustees shall in no event: 1. Make less stringent any performance standard relating to noise,
vibration, smoke and particulate matter, odors, toxic and noxious matter, radiation hazards, fire and
explosive hazards, or heat or glare, that is applicable in the district in which the development is to be
located or applicable to the particular use by reason of the regulations applicable in any district in which
it might be located; or 2. Reduce the minimum total lot area requirement by more than fifty percent
(50%). This limitation does not apply to any minimum lot area per unit requirement. 3. Allow for the
maximum height of any building or structure within the PMD to exceed thirty feet (30') in height or to
exceed two (2) stories, except pursuant to and in conjunction with an application for and approval of a
variation from subsection 10-15-3C of this chapter in accordance with the variation procedures set forth
in section 10-2-4 of this title. D. Regulation During And After Completion Of Development: After a Final
Plan has been approved, that approved plan will constitute the regulations applicable to the subject
property, rather than any conflicting provision of this title. No use or development not authorized by the
approved plan will be permitted within the planned mixed-use development. (Ord. 2016-23, 9-12-2016)
10-15-5: MINOR ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL PLAN: A. Minor Adjustments:
During the development of a PMD, the Village Board may authorize minor adjustments to an approved
Final Plan that appear necessary to, and consistent with, proper completion of the development as
contemplated by the approval ordinance. Such minor adjustments may include, without limitation, the
following: 1. Altering the location of any one (1) structure or any part thereof, or any group of
structures, by not more than five percent (5%) of the distance shown on the approved Final Plan
between such structure or structures and any other structure or any vehicular circulation element or
any boundary of the planned mixed-use development, whichever is less; and 2. Altering the location of
any circulation element by not more than five percent (5%) of the distance shown on the approved Final
Plan between such circulation element and any structure, whichever is less; and 3. Altering the location
of any open space by not more than five percent (5%) of the distance shown on the approved Final Plan;
and 11/15/2019 Sterling Codifiers, Inc.
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805 10/14 4. Altering any final grade
by not more than five percent (5%) of the originally planned grade; and 5. Altering the location or type
of landscaping elements, provided that such minor adjustment will not result in the reduction of
required landscaping or be inconsistent with the nature and type of landscaping required by the
approved landscape plan. B. Standards: Minor adjustments shall be consistent with the intent and
purpose of this title and the Final Plan, as approved, shall be the minimum necessary to overcome the
particular difficulty, and shall not be approved if they would result in a violation of any standard or
requirement of this chapter. All minor adjustments shall be approved by the Board by resolution duly
adopted, subject to such review by the Board and other boards and commissions of the Village as the
Board may deem appropriate. C. Amendments To Approved Final Plan: Changes or adjustments to a
PMD during or after completion of a PMD that are not minor adjustments pursuant to subsections A and
B of this section, shall require an amendment to the PMD in the same manner and subject to the same
procedures and limitations as required for adoption of an initial PMD under the terms of this chapter.
(Ord. 2016-23, 9-12-2016) 1

Truly yours,

Lee Nysted
131 E. North Ave.
Lake Bluff, Il.

Nyslee@msn.com

847-602-6251

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:

December 13, 2019

SUBJECT:

Agenda Item #8 – Staff Report

•

Meeting Dates: In January, Staff will publish the PCZBA’s regular meeting schedule for 2020
as shown below.
Each year, one or more of the PCZBA’s meeting dates tend to fall on Jewish major holidays,
which can pose difficulties for some participants in the PCZBA’s meetings. For 2020, we have
noted these conflicts and available alternative dates if the PCZBA would wish to adjust its
meeting schedule before it is published.
Month

Deadline to Apply

Publication

Hearing (7 p.m.)

Jan 2020

Fri, Dec 20, 2019

Tue, Dec 31, 2019

Wed, Jan 15, 2020

Feb 2020

Fri, Jan 24, 2020

Tue, Feb 04, 2020

Wed, Feb 19, 2020

Mar 2020

Fri, Feb 21, 2020

Tue, Mar 03, 2020

Wed, Mar 18, 2020

Apr 2020

Fri, Mar 20, 2020

Tue, Mar 31, 2020

Wed, Apr 15, 2020

May 2020

Fri, Apr 24, 2020

Tue, May 05, 2020

Wed, May 20, 2020

Jun 2020

Fri, May 22, 2020

Tue, Jun 02, 2020

Wed, Jun 17, 2020

Jul 2020

Fri, Jun 19, 2020

Tue, Jun 30, 2020

Wed, Jul 15, 2020

Aug 2020

Fri, Jul 24, 2020

Tue, Aug 04, 2020

Wed, Aug 19, 2020

Sep 2020

Fri, Aug 21, 2020

Tue, Sep 01, 2020

Wed, Sep 16, 2020

Oct 2020

Fri, Sep 25, 2020

Tue, Oct 06, 2020

Wed, Oct 21, 2020

Nov 2020

Fri, Oct 23, 2020

Tue, Nov 03, 2020

Wed, Nov 18, 2020

Dec 2020

Fri, Nov 20, 2020

Tue, Dec 01, 2020

Wed, Dec 16, 2020
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Notes

Passover
(Wed 22nd)

Chanukah
(Mon 21st)

