VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, August 19, 2020
Village Hall Board Room
40 East Center Avenue
7:00 P.M.
Due to the COVID-19 emergency, this meeting will be held primarily virtually. As required by law, at least one
representative from the Village will be present at the Village Hall Board Room and the virtual meeting will be simulcast
for members of the public who do not wish to view the virtual meeting from another location. The Board Room can only
accommodate 13 people, including members of the public body and Village staff, while maintaining the six feet of social
distance between individuals required by Executive Order 2020-43. Accordingly, the opportunity to view the virtual
meeting at Village Hall is available on a “first come, first-served” basis.
Members of the public may view and participate in the meeting via:
Online (strongly recommended): lakebluff.org/VirtualPCZBA
Dial-in: (312) 626-6799. Enter meeting ID 818 9289 8136. Press # when prompted for a Participant ID.
The meeting will be live-streamed at lakebluff.org/Channel19 and broadcast live on Comcast Channel 19. Once
available, a recording of the meeting will be posted on the Village website and periodically rebroadcast on Channel 19.

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. There are multiple ways for the public to participate throughout this
meeting, all discussed in the guide immediately following this agenda.

3. Consideration of the July 15, 2020 PCZBA Regular Meeting Minutes
4. A Public Hearing Regarding 541 E. Prospect Ave. and Subterranean Garages to consider a
special use permit to construct a new subterranean garage on the property, as well as any other zoning relief
as necessary to fully grant the petition and construct the proposed improvements. The PCZBA may also
consider amendments to the text of the Zoning Regulations to change the regulation of subterranean garages
in some or all residential zoning districts. (PCZBA May Recommend to Village Board)

5. Workshop Regarding Accessory Dwelling Units
(No Final Action)

6. Staff Report
7. Commissioner’s Report
8. 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
REGULAR MEETING
JULY 15, 2020
DRAFT MINUTES
1. Call to Order and Roll Call
Chair Peters called to order the virtual meeting of the Joint Plan Commission and Zoning Board of Appeals
(PCZBA) of the Village of Lake Bluff on Wednesday, July 15, 2020, at 7:00 p.m. in the Virtual Meeting.
The following members were present:
Members:

David Burns
James Miller
George Russell
Elliot Miller
Jill Danly
Susan Rider
Gary Peters, Chair

Also Present:

Andrew Fiske, Village Attorney (VAT)
Glen Cole, Assistant to the Village Administrator (AVA)
Samantha Lenoch, Administrative Intern (AI)

Chair Peters read aloud a statement determining that in-person meetings of the Joint Plan Commission and
Zoning Board of Appeals are not practical or prudent at this time and until further notice due to the COVID19 pandemic and pursuant to Public Act 101-0640.
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 (3) minutes.
There were no requests to address the PCZBA.
3. Consideration of the June 17, 2020 PCZBA Regular Meeting Minutes
Member Russell moved to adopt the June 17, 2020 PCZBA Regular Meeting Minutes as amended. Member
Rider seconded the motion. The motion passed on a unanimous voice vote.
4. Workshop Regarding the Comprehensive Plan’s Residential Environment Policies, Alternative
Housing, and Accessory Dwelling Units
As requested by Chair Peters, AVA Cole presented a slideshow on Alternative Housing Policies. The
possible alternative housing strategies in Lake Bluff are greenfield development, including Arden Shores,
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Stonebridge, and the 10 acres east of CLCJAWA; mixed use and downtown redevelopment, including block
one (no residences ultimately developed) and block three; incremental infill, including 15 E. Washington
and the missing middle housing competition; accessory dwellings; and universal design and visitability.
Accessory dwelling units (“ADUs”) are small houses or apartments on the same property lot as a singlefamily residence. The main purpose of including ADUs are usually to create a living space for older family
members; create a living space for economic reasons, either for a family member or for independent lease;
as an accessory building that serves other purposes that can also house occasional guests; and house students
displaced from universities and colleges within the community. The unique ADU considerations in Lake
Bluff are the estate areas, as some of these ADUs are legal non-conforming uses while others can no longer
be used for this purpose; bulk regulations, as ADUs may encourage homeowners to “overbuild” their lots or
expand their homes; and short term rentals, although the Village has created regulations and enforcement
mechanisms prohibiting ADUs to serve as short term rentals. Regulatory considerations have also been
offered if the PCZBA is interested in recommending changes to how the Village approaches ADUs. These
considerations include built form, quantity, occupancy, and parking and impervious surfaces.
In response to a question from Member Burns, AVA Cole said the intended outcome from this workshop is
to provide guidance for the Village as the staff begins to draft new policies regarding the Comprehensive
Plan.
Member Danly said that “housing diversity” mentioned in both the Village’s 1997 and 2003 Comprehensive
Plans seems to be discussed thoroughly and the use of ADUs could potentially strengthen diversity and
inclusion.
Member Burns said he thinks the alternative housing strategies are all reasonable possibilities. He is certain
that some of these strategies are farther away from the CBD, but he likes the idea of development being
close to transportation. He thinks that there are possibilities for mixed use and downtown redevelopment,
but it may be economically infeasible. He thinks there is also a possibility to incorporate low density and
low height affordable housing, but this may also be infeasible. Incremental infill may be a small opportunity
with little impact available. Member Burns likes the ADU option, but rental might be a topic of concern. In
regards to parking, he does not think parking or traffic issues will arise. He believes those who will move
into ADUs may already live in the area or may utilize other transportation options.
Member Russell said in terms of redevelopment, a missing middle of smaller sized residential units seems
to be an excellent parcel to pursue on the 10 acres east of CLCJAWA because it is close to shopping and
located across from a large park facility. The Village may need to spend money on it, but before the Village
invites private development firms to invest in it, the PCZBA and the Village should gain some insight on
what is needed there and develop a plan. He is willing to give recommendations for the new Comprehensive
Plan on ADUs. Member Russell said that in higher density zoning districts, lots are built out 100%. In order
to create these types of living spaces, bulk regulations and impervious surfaces must be considered. He also
believes that the new residents in the ADUs will have cars. He is concerned about the loss of trees as trenches
for sewer lines will be extended on new development. He thinks the PCZBA will encounter someone who
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will want to build an ADU due to a current family situation, but he does not think the ADU will always be
used as a young couple moves in to a home in the future.
Member Rider shares concerns about adding to bulk regulations and impervious surfaces. She thinks the
PCZBA can consider the existing use of properties and if one can assume that an ADU will not have a
negative impact on adjacent properties, then they should consider it.
Member Burns clarified that he is not implying that the PCZBA would allow variances to build ADUs. He
is not supporting more bulk or impervious surfaces.
Chair Peters said that there is a history of coach houses and his reaction was to not have any opposition to
that scenario. He is concerned about zones R-3, R-4, and R-5 as he does not want to alter their impacts of
bulk regulations or impervious surfaces.
Jason and Courtney Trombley addressed the PCZBA as the property owners of the northwest corner of
Evanston and Scranton. They are accommodating elderly family members as these family members are
unable to live alone. The Trombleys initially pursued a condo building on their lot as part of the
redevelopment of Block Three of the Central Business District, but were unsuccessful. Their home is a single
family residence and they would like to build an ADU on top of their garage. Their initial proposal did not
comply with the R-4 zoning code due to the kitchen that would be attached.
VAT Fiske stated that the meeting was a general discussion of planning objectives and not a public hearing
about a specific property.
Chair Peters said that it is not appropriate to dwell in this particular issue at this time and recommended for
the Trombleys to continue to work with Mike Croak and AVA Cole on how they can approach this going
forward.
In response to a question from Member Rider, AVA Cole said that aside from the kitchen, the proposed
plans for the Trombley’s was nonconforming due to the pergola across the front yard as it does not comply
with the setback requirements. However, the plan otherwise appeared to be buildable as proposed after a
cursory examination.
In response to a question by Chair Peters, AVA Cole said that Lake Forest had a similar discussion on nonconforming uses and ADUs. Their policies include increasing housing options and decreasing the minimum
lot area requirement for lots containing an ADU. Evanston looked to ADUs as an affordable housing and a
diversity strategy.
Member Miller said that the alternative housing strategies should be featured on the next Comprehensive
Plan. He also said that the PCZBA should have a public hearing regarding ADUs. The next PCZBA meeting
could possibly include a discussion on ADUs.
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Member Rider said that because of the outcomes of the pandemic, policies focused on ADUs in the Village
may be more urgent than ever as elderly or extended family members are moving into ADUs.
Member Murray agrees with the point raised by Member Rider. He asked what the public interest in
regulating ADUs would be if the ADU is not infringing on the neighbors. He believes a public hearing on
ADUs should be scheduled soon.
Member Burns thinks the PCZBA needs a month prior to review a draft proposal on ADUs then they can
proceed to have a public hearing in the following month.
Member Russell thinks the PCZBA should schedule a workshop specifically on ADUs before the public
hearing.
Member Miller agrees with the PCZBA hosting a workshop next. He said that ADUs built for family
members should be deemed acceptable, but ADUs built as rental units may be prohibited.
Member Rider added that she would like to make it clear that there should be no changes made to the
Village’s short-term rental policies.
5. Staff Report
AVA Cole said that the PCZBA meeting next month will include the Jaguar dealership public hearing as
well as another residential discussion on special uses. He said that over the next few months, he will try to
keep Comprehensive Plan discussion on the PCZBA agenda.
AVA Cole shared his admittance into the American Institute of Certified Planners.
6. Commissioner’s Report
There was no report.
7. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn the
meeting. Member Murray seconded the motion. The meeting adjourned at 8:34 p.m.
Respectfully submitted,
Glen Cole
Assistant to the Village Administrator
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VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, Assistant to the Village Administrator
Samantha Lenoch, Administrative Intern

DATE:

August 14, 2020

SUBJECT:

Agenda Item #4 – 541 E. Prospect Avenue

Petitioner Information:
(“Petitioner”)

Ronald McCormack on behalf of Jamie Sickles (“Petitioner”)

Purpose:

To allow the construction of a new subterranean garage.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-4-2(E)
Section 10-4-2(E)(2)
Section 10-13-3

August 4, 2020
August 4, 2020
(Special Use Permits)
(Subterranean Garages)
(Use Table)

Summary and Background Information
On July 17, 2020, the Village of Lake Bluff received a zoning relief application from Ronald McCormack
on behalf of Jamie Sickles (“Petitioner”) for a special use permit to construct a subterranean garage at 541
E. Prospect Avenue.
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Application Analysis
The Village has a few existing subterranean garages constructed at the following locations, which
preceded the Village’s adoption of rules specific to subterranean garages adopted in January 2005:
•

712 Moffett Rd.

•

357 E. Washington Ave.

•

325 Sylvan Ave.

Since these rules were adopted in January 2005, no application to build a subterranean garage has come
before the PCZBA. According to that Section 10-4-2 of the Village’s Municipal Code, subterranean
garages shall be subject to the following conditions and restrictions:
1. Garage Doors: The vehicle access doors on the subterranean garage shall not be visible from the
front or corner side lot line.
2. Driveway Setback: No portion of the driveway entrance to any subterranean garage shall be
located within five feet (5’) of any side or rear lot line.
3. Stormwater Drainage: Stormwater shall discharge directly from the subterranean garage and
driveway entrance into a public storm sewer system.
4. Additional Conditions: A subterranean garage may be subject to such additional regulations as
the village board deems necessary, including, without limitation, regulations pertaining to
landscaping, screening, and stormwater drainage.
The Village Engineer has reviewed the Applicant’s proposal and provides the following comments:
1. Sidewalk Slope. The proposed sidewalk profile involves lowering the public sidewalk
approximately 1’ through the driveway. From the driveway to the east the proposed grade (4%)
is about equal to the slope of the existing sidewalk between the west edge of the existing
driveway to the western property line. When you look at that existing section it already looks a
bit steep but does not seem to be a hazard. The proposed plan shows a slope of 7.7% from the
driveway to the west property line. This is significantly steeper than I would recommend on a
relatively flat street. It would look visually awkward and could be hazardous in winter when
covered with snow and ice. If the sidewalk at the driveway must be lowered by the amount
shown, I would recommend extending the amount of sidewalk to be regraded and replaced to the
west to achieve a slope nearer to 4%. This would extend the work to an area in front of the new
home built by the Union Church 2 years ago and impact at least one parkway tree. Lowering the
grade in front of the Union Church property would require some re-grading to the south of the
sidewalk but E Prospect has a 100’ right of way (approx. 20’ behind the sidewalk is right of way)
so no work would be required on private property.
2. Sidewalk Cross Slope / Drainage. The proposed sidewalk profile should maintain a 2% cross
slope pitched towards the street through the driveway. The plan shows a 0% cross slope through
the driveway.
3. Utility Pole Relocation. The utility pole just east of the driveway apron may require re-setting if
grade is to be lowered by a foot or more. The application would need to get approval from
ComEd prior to changing grade around the pole.
4. Parkway Drainage. The parkway would need to be re-graded in all areas where the sidewalk is
to be lowered to provide positive drainage from the sidewalk to the street.
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Should the PCZBA recommend approval of the special use permit, it may recommend the Village Board
impose the following protective conditions consistent with the Village Engineer’s comments:
1. The Applicant shall, at its sole expense, modify its plans and/or the public sidewalk to provide no
greater than a 4% slope along the public sidewalk adjacent to the subterranean garage driveway,
subject to the approval of the Village Engineer.
2. Through the width of the driveway, the public sidewalk shall be pitched with a 2% cross slope to
drain to the street.
3. The Applicant shall, at its sole expense, regrade the parkway in the vicinity of the improvements
to provide positive drainage from the sidewalk to the street, subject to the approval of the Village
Engineer.
(The utility pole comments above would be an ordinary requirement of a building permit.)
Text Amendment Analysis
In this case, the plans in question comply with sections (2) and (3) of the restrictions upon subterranean
garages provided above. However, they do not comply with section (1). The applicant would require
either a variation for hardship or a text amendment to proceed as proposed.
Consistent with the PCZBA’s prior direction to review these types of regulations periodically in
conjunction with an application, the legal notice for this item contemplates an amendment to the
Village’s subterranean garage regulations. Staff recommends the PCZBA consider recommending the
Village Board implement one of the following options:
Alternative A: Permitted Use
In our review of neighboring communities (attached), we were unable to locate one that controls
subterranean garages as a special use, although some would review these as part of an
architectural applicable to all changes to a single-family residence. The special use permit
process presents considerable costs and uncertainties, especially for single-family residential
homeowners who are not professional developers. The PCZBA may wish to establish these as a
permitted use, potentially subject to certain additional conditions.
Alternative B: Modify or Eliminate the Garage Door Requirement.
In our review of neighboring communities (attached), we were unable to locate one that
requires that subterranean garage doors not be visible from the front or corner side lot line.
The combination of this requirement, as well as the setback limit on driveways, may make it
difficult to build subterranean garages in practice. Additionally, the Village has an existing rule
(Section 10-5-9(I)) that restricts the total width of all vehicular doors along the front of a lot.
The PCZBA may wish to either eliminate section (1) entirely or, if subterranean garages remain
a special use, modify section (1) to be a guideline rather than an absolute requirement, as the
PCZBA would ultimately be responsible for reviewing a project as part of a public hearing.
Alternative C: Prohibition.
Of course, the PCZBA may consider simply prohibiting subterranean garages entirely. This
would not prevent the PCZBA from granting the present application if the standards are met.
The minutes from the PCZBA’s adoption of the current subterranean garage rules from 2005 is attached,
as is a comparison of subterranean garage regulations along the North Shore.
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Standards for Special Use Permits
The Municipal Code identifies the following standards to be considered before issuing a special use
permit:
3. Standards For Special Use Permits: No special use permit shall be granted pursuant
to this subsection unless the applicant shall have established each of the following
standards:
a. General Standard: The proposed use will not have a substantial or undue
adverse effect upon adjacent property, the character of the area, or the public health,
safety, and general welfare.
b. No Interference With Surrounding Development: The proposed use will be
constructed, arranged, and operated so as not to dominate the immediate vicinity or
to interfere with the use and development of neighboring property in accordance
with the applicable district regulations.
c. Adequate Public Facilities: The proposed use will be served adequately by
essential public facilities and services such as streets, public utilities, drainage
structures, police and fire protection, refuse disposal, parks, libraries, and schools,
or the applicant shall provide adequately for such services as a condition of being
granted a special use permit under this section.
d. No Traffic Congestion: The proposed use will not cause undue traffic or traffic
congestion.
e. No Destruction Of Significant Features: The proposed use will not result in
the destruction, loss, or damage of natural, scenic or historic features of significant
importance.
f. Compliance With Standards: The proposed use will comply with all additional
standards imposed on it by the particular provision of this title authorizing such use.
g. Title Purposes: The proposed use will be in harmony with the general and
specific purposes for which this title and the regulations of the district in question
were enacted.
In addition to determining if the Applicant meets the above standards, the PCZBA should consider what,
if any, such protective conditions are necessary and appropriate for the subject Special Use Permit.
Specifically, the PCZBA is empowered to recommend that the Village Board impose:
[…] Such protective restrictions and conditions concerning use, construction, character,
location, landscaping, screening, off street parking, health and safety standards, minimum
area and dimension requirements, and other matters relating to the purposes and objectives
of this title upon the premises benefited by a special use permit as may be necessary or
appropriate to prevent or minimize adverse effects upon other property and improvements
in the vicinity of the subject property or upon public facilities and services.
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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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Considerations for Text Amendments to the Zoning Ordinance
The Municipal Code sets forth the following considerations for amendments to the Zoning Ordinance:
a. General Standards For All Amendments: The wisdom of amending the village zoning map
or the text of this title is a matter committed to the sound legislative discretion of the board of
trustees and is not dictated by any set standard. In determining whether a proposed amendment
will be granted or denied the board of trustees may be guided by the principle that its power to
amend this title should be exercised in the public good. In considering whether that principle is
satisfied in any particular case, the board of trustees may weigh, among other factors, the
following factors:
(1) The consistency of the proposed amendment with the purposes of this title;
(2) The community need for the proposed amendment and any uses or development it
would allow;
(3) The conformity of the proposed amendment with the village's comprehensive plan
and zoning map, or the reasons justifying its lack of conformity.
PCZBA Authority
The PCZBA has the authority to recommend that the Village Board:
• Approve, approve with conditions, or deny the Special Use Permit.
• Approve, approve with conditions, or deny a variation to Section 10-4-2(E)(2)(b), which imposes
restrictions on the design of subterranean garages.
• Adopt a text amendment to Sections 10-4-2 and/or 10-13-3 to modify the design restrictions on
subterranean garages or their status as a special use in residential districts.
Recommendation
The Petitioners have provided statements addressing the relevant standards for relief in the attached
application. The PCZBA should consider if the Petitioners’ statements and submitted materials satisfy the
established standards.
After commencing the public hearing on the proposed variations, the PCZBA should take one of the
following actions:
•

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

•

If more information is not required, the PCZBA may recommend that the Village Board:
o Grant the requested relief with or without specific conditions; or,
o Not grant the requested relief.

Attachments
• Comparison of North Shore subterranean garage regulations.
• A copy of the Petitioners’ application with supporting documentation.
• Draft special use permit ordinance.
• Minutes circa January 2005 regarding the establishment of the Village’s subterranean garage
regulations.
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Lake Bluff

Garages shall be permitted to be constructed below the first floor of a single-family
dwelling, provided, however, that subterranean garages shall be subject to the
following conditions and restrictions:
1. Garage Doors: The vehicle access doors on the subterranean garage shall not
be visible from the front or corner side lot line.
2. Driveway Setback: No portion of the driveway entrance to any subterranean
garage shall be located within five feet (5') of any side or rear lot line.
3. Stormwater Drainage: Stormwater shall discharge directly from the
subterranean garage and driveway entrance into a public storm sewer system.
4. Additional Conditions: A subterranean garage may be subject to such
additional regulations as the village board deems necessary, including, without
limitation, regulations pertaining to landscaping, screening, and stormwater
drainage.

Bannockburn
Deerfield
Glencoe

Zoning Code 10-4-2 (E)(2) “Subterranean Garages”
https://www.sterlingcodifiers.com/codebook/index.php?book_id=805
No specific zoning regulations.
No specific zoning regulations.
Design and Maintenance.
Every parking lot and garage shall be designed, constructed, and maintained in
accordance with the standards and requirements herein set forth:
1. Location on Lot. Off-street parking spaces may be provided on surface lots,
underground, under a building, or in parking structures. Parking lots, areas,
and garages shall comply with the yard requirements made applicable to them
by the regulations of the district in which they are located.
Ordinance 5-104
https://codelibrary.amlegal.com/codes/glencoe/latest/glencoe_il/0-0-0-22671
Written Interpretations and Clarifications:
Multiple family construction is limited to 2 stories. Any cellar (what most people
might consider a basement) must have an average ceiling height under 3.5 feet
above grade (grade is the natural grade on the lot or top of sidewalk depending on
my review of the particular site). This lower level cellar has typically been used for
a lower level garage such can be seen in the townhouse construction at 314
Hawthorn (built in 1979), 966-972 Greenbay (built in 1987), and 91-101 Linden at
Glencoe Road (built in 1989).

Highland Park
Lake Forest
Northfield
Evanston
Winnetka

Written Interpretations and Clarifications
https://codelibrary.amlegal.com/codes/glencoe/latest/glencoe_il/0-0-0-23891
No specific zoning regulations.
No specific zoning regulations.
No specific zoning regulations.
No specific zoning regulations.
No specific zoning regulations.
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"To the best of our knowledge and belief,
the drainage of the surface waters will
not be changed by the construction of
this project or any part thereof, or that if
such surface waters drainage will be
changed, reasonable provisions have
been made for the collection and
diversion of such surface waters into
public areas or drains which the
developer has a right to use, and that
such surface waters will be planned for
in accordance with generally accepted
engineering practices so as to reduce
the likelihood of the damage to the
adjoining property because of the
construction of the project."
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LAKE COUNTY STORMWATER MANAGEMENT COMMISSION - SOIL
EROSION AND SEDIMENT CONTROL CONSTRUCTION NOTES
A.SEDIMENT CONTROL MEASURES SHALL BE INSTALLED PRIOR TO
THE COMMENCEMENT OF HYDROLOGIC DISTURBANCE OF
UPLAND AREAS.
B. FOR THOSE DEVELOPMENTS THAT REQUIRE A DESIGNATED
EROSION CONTROL INSPECTOR (DECI), INSPECTIONS AND
DOCUMENTATION SHALL BE PERFORMED, AT A MINIMUM:
· UPON COMPLETION OF SEDIMENT AND RUNOFF CONTROL
MEASURES (INCLUDING PERIMETER CONTROLS AND
DIVERSIONS), PRIOR TO PROCEEDING WITH ANY OTHER EARTH
DISTURBANCE OR GRADING.
· AFTER EVERY SEVEN (7) CALENDAR DAYS OR STORM EVENT
WITH GREATER THAN 0.5 INCH OF RAINFALL OR LIQUID
EQUIVALENT PRECIPITATION.
C.SOIL DISTURBANCE SHALL BE CONDUCTED IN SUCH A MANNER
AS TO MINIMIZE EROSION. IF STRIPPING, CLEARING, GRADING, OR
LANDSCAPING ARE TO BE DONE IN PHASES, THE PERMITTEE
SHALL PLAN FOR APPROPRIATE SOIL EROSION AND SEDIMENT
CONTROL MEASURES.

engineers

surveyors

Bleck Engineering Company, Inc.
1375 North Western Avenue
Lake Forest, Illinois 60045
T 847.295.5200 W bleckeng.com

541 E. Prospect
Ave

D. A STABILIZED MAT OF CRUSHED STONE MEETING IDOT
GRADATION CA‐1 UNDERLAIN WITH FILTER FABRIC AND IN
ACCORDANCE WITH THE ILLINOIS URBAN MANUAL, OR OTHER
APPROPRIATE MEASURE(S) AS APPROVED BY THE ENFORCEMENT
OFFICER, SHALL BE INSTALLED AT ANY POINT WHERE TRAFFIC
WILL BE ENTERING OR LEAVING A CONSTRUCTION SITE.
SEDIMENT OR SOIL REACHING AN IMPROVED PUBLIC
RIGHT‐OF‐WAY, STREET, ALLEY OR PARKING AREA SHALL BE
REMOVED BY SCRAPING OR STREET CLEANING AS
ACCUMULATIONS WARRANT AND TRANSPORTED TO A
CONTROLLED SEDIMENT DISPOSAL AREA.

Lake Bluff, IL

E. TEMPORARY DIVERSIONS SHALL BE CONSTRUCTED AS
NECESSARY TO DIRECT ALL RUNOFF FROM HYDROLOGICALLY
DISTURBED AREAS TO AN APPROPRIATE SEDIMENT TRAP OR
BASIN.
F. DISTURBED AREAS SHALL BE STABILIZED WITH TEMPORARY OR
PERMANENT MEASURES WITHIN SEVEN (7) CALENDAR DAYS
FOLLOWING THE END OF ACTIVE HYDROLOGIC DISTURBANCE OR
REDISTURBANCE.
G.ALL STOCKPILES SHALL HAVE APPROPRIATE MEASURES TO
PREVENT EROSION. STOCKPILES SHALL NOT BE PLACED IN
FLOOD PRONE AREAS OR WETLANDS AND DESIGNATED BUFFERS.
H. SLOPES STEEPER THAN 3H:1V SHALL BE STABILIZED WITH
APPROPRIATE MEASURESAS APPROVED BY THE ENFORCEMENT
OFFICER.
I. APPROPRIATE EROSION CONTROL BLANKET SHALL BE INSTALLED
ON ALL INTERIOR DETENTION BASIN SIDE SLOPES BETWEEN THE
NORMAL WATER LEVEL AND HIGH WATER LEVEL.
J. STORM SEWERS THAT ARE OR WILL BE FUNCTIONING DURING
CONSTRUCTION SHALL BE PROTECTED BY AN APPROPRIATE
SEDIMENT CONTROL MEASURE.
K. IF DEWATERING SERVICES ARE USED, ADJOINING PROPERTIES
AND DISCHARGE LOCATIONS SHALL BE PROTECTED FROM
EROSION AND SEDIMENTATION. DISCHARGES SHALL BE ROUTED
THROUGH AN APPROVED ANIONIC POLYMER DEWATERING
SYSTEM OR A SIMILAR MEASURE AS APPROVED BY THE
ENFORCEMENT OFFICER. DEWATERING SYSTEMS SHOULD BE
INSPECTED DAILY DURING OPERATIONAL PERIODS. THE
ENFORCEMENT OFFICER, OR APPROVED REPRESENTATIVE, MUST
BE PRESENT AT THE COMMENCEMENT OF DEWATERING
ACTIVITIES.
L. IF INSTALLED SOIL EROSION AND SEDIMENT CONTROL MEASURES
DO NOT MINIMIZE SEDIMENT LEAVING THE DEVELOPMENT SITE,
ADDITIONAL MEASURES SUCH AS ANIONIC POLYMERS OR
FILTRATION SYSTEMS MAY BE REQUIRED BY THE ENFORCEMENT
OFFICER.
M.ALL TEMPORARY AND PERMANENT EROSION CONTROL
MEASURES MUST BE MAINTAINED AND REPAIRED AS NEEDED.
THE PROPERTY OWNER SHALL BE ULTIMATELY RESPONSIBLE
FOR MAINTENANCE AND REPAIR.
N. ALL TEMPORARY SEDIMENT CONTROL MEASURES SHALL BE
REMOVED WITHIN 30 DAYS AFTER FINAL SITE STABILIZATION IS
ACHIEVED OR AFTER THE TEMPORARY MEASURES ARE NO
LONGER NEEDED.
O.THE EROSION CONTROL MEASURES INDICATED ON THE PLANS
ARE THE MINIMUM REQUIREMENTS. ADDITIONAL MEASURES MAY
BE REQUIRED, AS DIRECTED BY THE ENGINEER, ENFORCEMENT
OFFICER, OR OTHER GOVERNING AGENCY.
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ORDINANCE NO. 2020-__

AN ORDINANCE GRANTING A SPECIAL USE PERMIT
FOR THE PROPERTY LOCATED AT 541 E. PROSPECT AVENUE
TO PERMIT THE CONSTRUCTION OF A SUBTERRANEAN GARAGE

Passed by the Board of Trustees, ________________, 2020
Printed and Published, __________________, 2020

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

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

Village Clerk

ORDINANCE NO. 2020-__
AN ORDINANCE GRANTING A SPECIAL USE PERMIT
FOR THE PROPERTY LOCATED AT 541 E. PROSPECT AVENUE
TO PERMIT THE CONSTRUCTION OF A SUBTERRANEAN GARAGE
WHEREAS, Jamie Sickles (“Applicant”) is the owner of 541 E. Prospect Avenue
within the Village's R-4 Residence District, which property is legally described in Exhibit A to
this Ordinance (“Subject Property”); and,
WHEREAS, pursuant to Sections 10-4-2 and 10-13-3 of Title 10 of the Lake Bluff
Municipal Code, as amended (“Zoning Regulations”), a property owner cannot construct and
use a subterranean garage except upon the issuance of a special use permit; and,
WHEREAS, the Applicant has applied for a special use permit pursuant to
Section 10-4-2E of the Lake Bluff Zoning Regulations to construct and use a subterranean
garage (“Subterranean Garage”) located on the Subject Property; and,
WHEREAS, a public notice describing the Applicant’s application for the Special
Use Permit was duly advertised on or before August 4, 2020 in the Lake County News-Sun, and
the Joint Plan Commission and Zoning Board of Appeals (“PCZBA”) held a public hearing on
August 19, 2020, for the purpose of considering the Special Use Permit; and
WHEREAS, at the close of the public hearing on August 19, 2020, the PCZBA
recommended that the Village Board grant the Special Use Permit; and
WHEREAS, the Board of Trustees has determined that it would be in the best
interest of the Village to approve the Special Use Permit in accordance with, and subject to, the
conditions, restrictions, and provisions of this Ordinance; and
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

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

Public Hearing.

A public hearing to consider the application for the Special Use Permit was duly
advertised on or before August 4, 2020, in the Lake County News-Sun, and was commenced
and completed by the PCZBA on August 4, 2020 on which date the PCZBA recommended that
the Board of Trustees approve the Special Use Permit subject to the conditions set forth in
Section 4 of this Ordinance.
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Section 3.

Special Use Permit Approval.

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

Conditions.

The special use permit granted in Section 3 of this Ordinance is expressly
subject to and contingent on each of the following conditions, restrictions, and provisions:
A.
Compliance with Application. The Subterranean Garage must be
constructed and operated in substantial accordance with the Applicant’s application for a
special use permit and accompanying documents, attached to this Ordinance as Exhibit
B (“Application”).
B.
Compliance with Applicable Law. In addition to the other specific
requirements of this Ordinance, the construction and use of the Subterranean Garage,
and all activities on the Subject Property, must comply at all times with all applicable
federal, state, and Village statutes, ordinances, resolutions, rules, codes, and
regulations.
Section 5.

Failure To Comply With Conditions.

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

Binding Effect.

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

Effective Date.

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

i.

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

ii.

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

iii.

The filing by the Applicant with the Village Clerk, for recording in the
Office of the Lake County Recorder of Deeds, of an unconditional
agreement and consent to accept and abide by each and all of the terms,
conditions, and limitations set forth in this Ordinance. The unconditional
agreement and consent must be executed by the Applicant. The
unconditional agreement and consent must be substantially in the form
attached hereto and incorporated herein as Exhibit C.
2

B.
In the event that the Applicant does not file with the Village Clerk the
unconditional agreement and consent required by Paragraph 7.A(iii) of this Ordinance within 60
days after the date of final passage of this Ordinance, the Board of Trustees of Trustees will
have the right, in their sole discretion, to declare this Ordinance null and void and of no force or
effect.
PASSED this __ day of ________________, 2020, by vote of the Board of Trustees of
the Village of Lake Bluff, as follows:
AYES:
NAYS:
ABSTAIN:
ABSENT:
APPROVED this ___ day of _________, 2020.

ATTEST:

Village President

Village Clerk

FIRST READING:

______________________________

SECOND READING:

______________________________

PASSED:

______________________________

APPROVED:

______________________________

PUBLISHED IN PAMPHLET FORM: _______________________
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Exhibit A
Legal Description:

Description of Subject Property

PARCEL 1: LOT 13 IN BLOCK 17 IN THE OUTER CIRCLE OF LOTS IN THE ORIGINAL PLAT
OF LAKE BLUFF, BEING A SUBDIVISION IN THE NORTH HALF OF SECTION 21,
TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF, RECORDED MARCH 15, 1877, AS DOCUMENT
16918, IN BOOK “A” OF PLATS, PAGE 95, IN LAKE COUNTY, ILLINOIS.
PARCEL 2: THAT PART OF LOT 9, BOUNDED AND DESCRIBED AS FOLLOWS:
COMMENCING AT THE SOUTHEAST CORNER OF LOT 13 IN BLOCK 17 IN THE OUTER
CIRCLE OF LOTS IN THE ORIGINAL PLAT OF LAKE BLUFF; THENCE SOUTH 120 FEET TO
THE NORTH LINE OF PARK PLACE; THENCE WEST ALONG THE NORTH LINE OF PARK
PLACE 25 FEET TO THE TO THE SOUTHWEST CORNER OF SAID LOT 9; THENCE NORTH
ALONG THE WEST LINE OF SAID LOT 9 TO THE NORTHWEST CORNER THEREOF;
THENCE EAST ALONG SAID NORTH LINE 25 FEET TO THE PLACE OF BEGINNING AND
ALL OF LOT 10 IN THE PLAT OF RESUBDIVISION OF BLOCK 17, BEING A SUBDIVISION
OF PARTS OF BLOCK 17 IN THE ORIGINAL PLAT OF LAKE BLUFF, IN THE NOORTH HALF
OF FRACTIONAL SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIFIAN, ACCORDING TO THE PLAT THEREOF, RECORDED OCTOBER 24,
1910 AS DOCUMENT 131943, IN BOOK “H” OF PLATS, PAGE 79, IN LAKE COUNTY,
ILLINOIS.
PARCEL 3: THAT PART OF THE NORTH HALF OF VACATED PARK PLACE, SOUTH OF
AND ADJOINING SAID PARCEL 2, VACATED BY ORDINANCE RECORDED AUGUST 25,
1967 AS DOCUMENT 1348784, IN LAKE COUNTY, ILLINOIS.
PIN:

12-21-223-012, 12-21-223-025, 12-21-223-011, AND 12-21-223-026

Commonly known as 541 E. Prospect Avenue, Lake Bluff, IL

Exhibit B
Zoning Application

Exhibit C
Applicant’s Unconditional Agreement and Consent
TO:

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

WHEREAS, Jamie Sickles ("Applicant") has applied for a special use permit
pursuant to Section 10-4-2E of the Lake Bluff Zoning Regulations to allow for the construction of
a subterranean garage (“Subterranean Garage”) located at 541 E. Prospect Avenue, Lake
Bluff, Illinois, (“Subject Property”), which Subject Property is located in the Village’s R-4
Residence District and is legally described on Exhibit A of the attached Ordinance; and,
WHEREAS, following a public hearing, the Lake Bluff Joint Plan Commission and
Zoning Board of Appeals (“PCZBA”) recommended that the Village Board grant a special use
permit for the construction of the Subterranean Garage (“Special Use Permit”); and,
WHEREAS, Ordinance No. 2020-_____, adopted by the President and Board of
Trustees of the Village of Lake Bluff on _____________, 2020, (“Ordinance”) grants the
requested Special Use Permit for the Subject Property, subject to certain modifications,
conditions, restrictions, and provisions; and
WHEREAS, Subsection 7.B of the Ordinance provides, among other things, that
the Ordinance will be of no force or effect unless and until the Applicant files with the Village
Clerk, within 60 days following the passage of the Ordinance, its unconditional agreement and
consent to accept and abide by each of the terms, conditions and limitations set forth in said
Ordinance;
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and
abide by all of the terms, conditions, restrictions, and provisions of the Ordinance.
2.
The Applicant acknowledges that public notices and hearings have been
properly given and held with respect to the adoption of the Ordinance, has considered the
possibility of the revocation provided for in the Ordinance, and agrees not to challenge any such
revocation on the grounds of any procedural infirmity or a denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will
not be, in any way, liable for any damages or injuries that may be sustained as a result of the
Village’s issuance of any permits for the use of the Subterranean Garage and the Subject
Property, including, without limitation, the special use permits approved in the Ordinance, and
that the Village’s issuance of any such permits or approvals does not, and will not, in any way,
be deemed to insure the Applicant against damage or injury of any kind and at any time.
4.
The Applicant agrees to and does hereby hold harmless and indemnify
the Village, the Village’s corporate authorities, and all Village elected and appointed officials,
officers, employees, agents, representatives, and attorneys, from any and all claims that may, at
any time, be asserted against any of such parties in connection with the operation and use of
the Subterranean Garage or the Subject Property, or the Village’s adoption of the Ordinance.

Dated: ____________, 2020.

ATTEST:
By:

JAMIE SICKLES

VILLAGE OF LAKE BLUFF
Zoning Board of Appeals
Regular Meeting
November 17, 2004
APPROVED MINUTES
1.

Call to Order & Roll Call
The regular meeting of the Zoning Board of Appeals of the Village of Lake Bluff was
called to order on Wednesday, November 17, 2004, at 7:08 P.M. in the Village Board
Room at the Village Hall.
The following members were present:
Chairperson: Joan Kaltsas
Members:
Mary Collins
Mary Francoeur
Christabel Frederick
Doug Nickels
Gary Peters
Also Present: Susan Griffin, Finance Director
Paul Lemieux, Village Trustee
George Russell, Village Engineer
Kent Street, Village Administrator
Julie Tappendorf, Village Attorney
Brad Burke, Assistant Village Administrator

2.

Approval of the Minutes October 20, 2004 Regular Meeting of the Zoning Board of
Appeals
Member Frederick moved approval of the minutes of the October 20. 2004 Zoning Board
of Appeals meeting with changes noted: Member Francoeur seconded the motion. The
motion was approved by the following roll call vote:

Ayes:
Nays:
3.

(6) Collins, Francoeur, Frederick, Nickels, Peters, and Kaltsas
(0)

Public Comment
There were no comments from the public.
Administration of Oath
Those in attendance agreed to testify truthfully in response to the oath administered by
Chair Kaltsas.

4.

Village Financial Outlook and Consideration of Home Rule
Chair Kaltsas informed ZBA members that Village Administrator Kent Street, Village
Trustee Paul Lemieux, and Finance Director Susan Griffin were in attendance to provide
a presentation on the Village's financial outlook and consideration of home rule.

Regular Meeting of the Zoning Board of Appeals
November 17, 2004-Approved Minutes
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Trustee Lemieux concluded by stating the Village of Lake Bluff in not in a position
where something must be done immediately; however, the Village Board is working to be
proactive in gathering the tools necessary for elected officials to continue making sound
financial decisions, and home rule status is part of that consideration.
5.

Public Hearing to Consider Text Amendments to the Lake Bluff Zoning Ordinance,
Title X, Including but without Limitation, Bulk Regulations

Chair Kaltsas opened the public hearing concerning this matter and requested Attorney
Tappendorf provide a review of the draft ordinance. Attorney Tappendorf reviewed the
proposed ordinance and explained it includes amending the Zoning Ordinance to add
definitions for covered outdoor porches, expanded window well, screen, subterranean
garages, and underground structures.
Attorney Tappendorf explained the draft ordinance includes language amending the
Zoning Ordinance to permit subterranean garages as a special use with the conditions that
garage doors not be visible from the front or corner side lot line and driveway access not
be located within five feet of any side or rear lot line. Attorney Tappendorf explained the
Special Use Permit process allows the Zoning Board to determine specific conditions that
must be met in order to obtain a special use.
A discussion regarding driveway location and setback requirements for driveway access
to subterranean garages followed.
Members discussed storm water management issues as they apply to subterranean
garages and driveway access related to such structures. Member Francoeur expressed
concern regarding underground garage structures where storm water management issues
are not addressed on the property.
Village Engineer Russell suggested the ordinance include a provision to prohibit any
subterranean garage from being constructed on a lot where there is no co1mection to the
public storm sewer system with an exception for larger lots.
Member Peters expressed his opinion the Special Use Permit approach may not be
restrictive enough and suggested a ban on subterranean garages may be needed. Member
Peters stated such a prohibition on subterranean garages could be made except for
properties located in estate zoning districts.
A discussion regarding the Special Use Permit approach versus a ban on subterranean
garages followed.
Chair Kaltsas requested Attorney Tappendorf continue her review of the draft ordinance.
Attorney Tappendorf reviewed the process for calculating basement area and explained
regulations could vary depending upon the date the home was constructed as well as the
amount of structure being altered. Attorney Tappendorf explained the date-sensitive
approach is an attempt to provide an incentive to preserve older structures.
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Member Collins expressed support for the proposed revis1ons to the process for
calculating basement areas and suggested consulting with Susan Benjamin, Historic
Preservation Consultant, to determine the appropriate date to use as a reference point in
the ordinance. Member Collins suggested a 50% structural alteration is reasonable for
this section. Member Francoeur concurred with the suggestion to consult with Susan
Benjamin to determine an appropriate date to include in the ordinance.
Member Peters stated his opinion that 1950 is probably an appropriate date to use in the
ordinance and agreed with Member Collins that any structural alteration greater than 50%
should not be included in the special gross floor area exception for total floor area
calculation.
Member Collins stated changes could be made to the proposed amending ordinance to
reduce extraneous language and suggested using only one illustration of the process for
calculating basement area.
Attorney Tappendorf reviewed the proposed ordinance provisions pertaining to covered
outdoor porches, open entryways, open covered walks, and uncovered exterior balconies.
The changes brought back to the ZBA include addressing member comments regarding
vertical elements and allowing screened porches to be included in special gross floor area
calculations.
A discussion regarding the possibility of implementing a sliding scale; decreasing the
bonus amount for such structures as the size of the lot increases or implementing a
maximum square footage limitation for such structures followed.
Member Francoeur inquired if a porch bonus is available for porches built to the rear of a
home. Village Engineer Russell explained bulk regulations pertaining to porch bonuses
were originally granted for porches at any location; however, in the 1990's the Zoning
Ordinance was amended to eliminate bonuses for porches in the back of the home.
Village Engineer Russell stated this amendment was made to encourage porches being
constructed toward the front of the home.
A discussion regarding the location of porches and allowing screened porches followed.
The ZBA reached a consensus to include a bonus provision for screened porches in the
special gross floor area calculations and limit the total bonus amount available to a lesser
of either 3.5% of the total lot area or 500 total square feet.
Chair Kaltsas asked what process is involved for this ordinance to be considered by the
Village Board. Assistant Administrator Burke explained if the ZBA so chooses, it could
make a recommendation to the Village Board to consider approving the proposed
amendments to the Zoning Ordinance and such action would require a motion, a second,
and a formal vote by the members of the ZBA.
Member Francoeur moved to recommend Village Board approval of An Ordinance
Amending the Lal<:e Bluff Zoning Regulations Relating to Covered Porches, Balconies.
and Subterranean Structures with the changes made pursuant to ZBA member comments.
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Member Collins seconded the motion. The motion was approved by the following roll
call vote.

Ayes:
Nays:

(6) Collins, Francoeur, Frederick, Nickels, Peters, and Kaltsas
(0)

The issue of allowable maximum height was discussed. Member Collins noted that the
current zoning code prescribes maximum allowable heights according to width of lot and
that thus allows taller houses on wide lots next to shorter houses on narrower lots.
Village Attorney Tappendorf stated that it is more common for villages to have a uniform
height limit within a zoning district and some have one height limit for the entire village.
For instance, Bannockburn has a single limit of 31' in height. Member Collins suggested
that the R4 district have a limit of 32' in height which is the current limit for a 50' wide
lot. Chair Kaltsas expressed concern that ranch houses be allowed and Member Collins
stated that houses may always be lower than the maximum allowed height. Village
Engineer Russell stated that lowering the allowable height limit 2' would give a flat
topped look to houses. Member Peters stated that he would not support a lowering of the
height limit.
Village Engineer Russell was asked to prepare data on houses that had been constructed
to the allowable height limit and on those that were built to less that the allO\,vable limit.
A discussion regarding minimum side yard setbacks for the R-4 District followed. There
was a consensus among ZBA members to consider amending the Zoning Ordinance to
grandfather homes with existing five foot side yard setbacks in the R-4 zoning district
and requiring homes constructed after a certain date to meet the setback provisions as
required in other residential zoning districts.
Member Collins provided a presentation regarding the daylight plane. She presented a
diagram of the building envelope created by the vertical planes of the side yard set backs,
the sloping planes of the daylight plane, and the horizontal plane of the height limit. She
noted that all new homes built in the Village now must have one of two roof shapes to
stay within this limit. The most common approach is a front-facing gable roof; a few hip
roofs have also been used. Member Collins stated that the front-facing gable is a way to
make a house appear taller because the highest point of the roof is at the front of the
house. She presented a number of photos of recently built houses to demonstrate the
variety of ways the front-facing gable is used, including two or more gables.
Village Engineer Russell stated that the height limit and not the daylight plane forced the
two gable roof approach shown in several of the photos. Member Collins replied that a
designer can choose how to fit roofs into the allowed building envelope but concurred
that the horizontal plane of the height limit does bridge between the two daylight planes.
Member Collins also showed several examples of how the allowed dormer penetrations
of the daylight plane have been used. She suggested that the board consider revising the
regulation, eliminating prescribed dimensions and possibly using a reduced allowance.
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VILLAGE OF LAKE BLUFF
BOARD OF TRUSTEES
REGULAR MEETING
January 10, 2005
1. CALL TO ORDER
In the absence of Village President Skinner, Village Clerk Sexton called the
meeting to order and called the roll.
2. ROLLCALL

The following were present:
Trustees:

David Barkhausen
Paul Lemieux
Rick Lesser
Christine Letchinger
James Stevenson (arrived at 7:05 P.M.)
Steve Willard

Absent:

Village President, Thomas V. Skinner

Also Present:

Peter Friedman, Village Attorney
Kent Street, Village Administrator
Bradly Burke, Assistant Village Administrator
Susan Griffin, Finance Director
George Russell, Village Engineer
David Belmonte, Police Sergeant

Trustee Barkhausen made a motion to appoint Trustee Lemieux President Pro
Tern. Trustee Willard seconded the motion. The motion passed on a unanimous
voice vote.

3. PLEDGE OF ALLEGIANCE
President Pro Tern Lemieux led the Pledge of Allegiance.
4. CONSIDERATION.OF THE MINUTES FOR THE REGULAR BOARD
MEETING of December 13, 2004

Board ofTrustees Regular Meeting January 10, 2005

14. AN ORDINANCE AMENDING THE LAKE BLUFF ZONING
REGULATIONS RELATING TO COVERED PORCHES, BALCONIES
· AND SUBTERRANEAN STRUCTURES (Second-Reading)
President Pro Tern Lemieux reported that during the course of several meetings,
the Zoning Board of Appeals (ZBA) met and held public hearings to consider
changes to the Lake Bluff Zoning Ordinance pertaining to bulk regulations.
Working with staff, ZBA members identified several priority areas of the Zoning
Ordinance to recommend amending including addressing the gross floor area
calculations for covered porches and balconies, basements, and addressing
subterranean structures such as garages. On November 17, 2004, the ZBA voted
unanimously to forward a recommendation to the Village Board on several
amendments to the Lake Bluff Zoning Ordinance regulating covered porches,
balconies, and subterranean structures. The following is an overview of the
ZBA's recommendations included in the proposed ordinance:
•

•

•

•

•

Add or amend zoning definitions for: Covered Outdoor Porches,
Expanded Window Well; Floor Area, Gross, Screen; Subterranean
Garage; and Underground Structure.
Allow subterranean garages only as a special use with conditions that
vehicle access doors not be visible from the front or comer side lot lines,
no portion of the driveway entrance be located within five feet of any side
or rear lot line, all Stormwater discharge from subterranean garages be
directed into a public storm sewer system, and any additional conditions as
the Village Board may deem necessary.
Revise the process for calculating the portion of basement area that is
attributed toward gross floor area and provide relief to older structures
(pre~ 1950) regarding basement calculations.
Permit a floor area bonus of 3.5% of the total lot area up to a maximum of
500 square feet for covered outdoor porches, open entryways, open
covered walks, uncovered exterior balconies.
Provide a clearer definition of the type of porch to be granted a floor area
bonus/credit and permit the bonus or credit for covered outdoor porches to
be granted for screened porches.

Trustee Lesser stated subterranean garages were previously exempt from zoning
regulations, but the proposed regulations remove the exemption.
Trustee Lemieux thanked Building Code Supervisor, Andy Orsini, for his report
indicating the home at 210 East Center Avenue could be rebuilt and comply with
the proposed changes in the zoning regulations.
Trustee Stevenson made a motion to approve second reading of Ordinance 2005-1
Amending the Lake Bluff Zoning Regulations Relating to Covered Porches,
Balconies and Subterranean Structures. Trustee Willard seconded the motion.
The motion passed on the following roll call vote:
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Ayes: (6)
Nays: (0)

Barkhausen, Lemieux, Lesser, Letchinger, Stevenson and Willard

15. CORRESPONDENCE

Trustee Barkhausen made a motion to accept the correspondence. Trustee Lesser
seconded the motion. The motion passed on a unanimous voice vote.
16. ADJOURNMENT

At 8: 15 pm, Trustee Willard made a motion to adjourn the meeting. Trustee
Lesser seconded the motion. On a voice vote all Trustees present voted aye.

Peter Sexton
Village Clerk

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
Samantha Lenoch, Administrative Intern

DATE:

August 14, 2020

SUBJECT:

Agenda Item #5 – Accessory Dwelling Unit Workshop

Introduction
Following inquiries about building accessory dwelling units this summer, the PCZBA conducted a
workshop regarding this topic as part of a discussion about alternative housing policies and the Village’s
Comprehensive Plan in July. At the conclusion of the hearing, the PCZBA requested that Staff prepare
draft regulations for discussion in an August workshop.
Accessory dwelling units (“ADUs”) are small houses, apartments, etc. that are on the same property lot
as a single-family residence. They are commonly called “granny flats” or “in-law suites.” Some of these
inquiries have been in order to:
•

Create a living space for older family members.

•

Create a living space for economic reasons; either for a family member (to avoid the cost of
other housing) or for independent lease.

•

As an accessory building that serves other purposes (such as a poolhouse) that can also house
occasional guests.

•

As the world changes with COVID-19, there may be an increased need to house students
displaced from universities and colleges within the community. The same circumstances may
also lead older family members to stay closer to family and to avoid congregate living settings.

Today, the Village allows only one dwelling unit to be built on a single-family lot; accordingly, the
Village does not allow the construction of separated areas with separate living, bathing, and cooking
facilities. If a building permit were submitted with all three components, it would be denied until one
component (likely the kitchen facilities) were removed. In 2016, the Village created a separate pathway
to allow pool houses with heat, light, and bathing or shower facilities to be constructed upon receiving a
special use permit.
Based on the PCZBA’s discussions in July, Staff has prepared the following for the workshop:
•

Some statistics that are informative as to the need and use of ADUs, especially in view of
COVID-19, as well as the current inventory of ADUs and similar buildings in Lake Bluff.

•

A draft outline of proposed Lake Bluff ADU regulations for discussion.

•

Nearby community ADU regulations for comparison.

•

Some example ADU plans for illustration.
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Demographics
At the PCZBA’s July meeting, Staff was asked to collect together information regarding changes in
housing arrangements, student activities, and etc. due to COVID-19. Even months into the pandemic, it
is hard to answer basic questions below the Chicago level or some specific questions at any level.
However, we have tried to assemble responsive trend information as well as the best available data that
could inform how these trends will continue or be disrupted by COVID-19. (Of course – significant
changes to the trajectory of the pandemic could change these inferences.)
Aging.
•

In a 2018 AARP survey conducted by the University of Chicago’s National Opinion
Research Center (slides attached) 1:
o About 7% of respondents had an accessory dwelling unit on their property. 33% said
they would consider building one; 40% said they would not; 27% were unsure.
o When asked why they have or would consider building an ADU, over half said a
major reason to do so would be either “to have a place for a loved one to stay who
needs care” or “to provide a home for family members or friends.” 32% said a major
reason would be to increase home value, and 27% said a major reason would be to
earn extra income from rent.

•

Housing America’s Older Adults 2019, a study by Harvard’s Joint Center for Housing
Studies 2, found that:
o “Over the next two decades, the growing population in the oldest age groups will lift
the share of all US households age 65 and over from 26 percent in 2018 to 34 percent
in 2038.”
o “While most older adults live alone or with a partner, multigenerational living is
becoming more common. Between 2007 and 2017, the number of individuals age 65
and over living in households with at least one adult relative of another generation
increased from 6.0 million to 9.8 million to reach 20 percent of the older population.
Of these older adults, 9.3 million lived with their grown children or grandchildren and
442,000 with their parents or in-laws, while another 84,000 lived with both. Among
older adults living in homes with two adult generations, the majority of individuals
aged 65–79 (65 percent) lived in their own homes while the majority of those in their
80s (55 percent) lived in the homes of their children.”
o From 2016 to 2017, the number of cost-burdened households age 65 and over (paying
more than 30 percent of income for housing) grew by more than 200,000 to a new
high of nearly 10 million.

•

Some writers are critical of the idea that COVID-19 will drive a shift away from traditional
senior living, as it can be difficult to care for older adults and as living at home could
heighten their social isolation. 3

AARP Research, NORC. (2018). 2018 Home and Community Preferences: A National Survey of Adults Age 18-Plus.
doi:10.26419/RES.00231.001
2
Joint Center for Housing Studies of Harvard University. (2019). Housing America’s Older Adults 2019.
https://www.jchs.harvard.edu/sites/default/files/Harvard_JCHS_Housing_Americas_Older_Adults_2019.pdf
3
How COVID-19 will shape the future of senior living. New models of care, more aging in place. (2020, May 29). Barron’s.
https://www.barrons.com/articles/how-covid-19-will-shape-the-future-of-senior-living-new-models-of-care-moreaging-in-place-51590767276
1
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Students.
•

Prior to COVID-19, the share of young adults ages 18 to 34 living at home with their parents
increased from 32 percent in 2010 to 35 percent in 2017. For 25- to 29-year olds, the
proportion living at home increased from 21 percent in 2010 to 26 percent in 2017. 4

•

Nearly 3-in-10 adults aged 16 to 24 are neither working nor in school due to COVID-19. 5

•

About 1-in-5 adults moved due to COVID-19 or knew someone who did, and about 1-in-10
adults aged 18 to 29 say they moved due to the coronavirus outbreak 6. Of these, their top
three stated reasons for doing so were:
o 28% - To reduce the risk of contracting the virus.
o 23% - Because their college campus closed.
o

•

20% - In order to be with family.

In a nationwide survey of 487 graduating high school seniors: 7
o 17% said they have changed their plans for Fall 2020 based on COVID-19. Of these,
35% said they would take a gap year and 35% said they would enroll only part-time.
o 63% said they are concerned about their ability to attend their first-choice school. Of
these, 21% said their first choice may no longer be affordable for their family. 15%
said they would not be able to get overnight lodging at their school.

•

In a survey of 1,500 students at Arizona State University 8, 13% of students have delayed
graduation; 40% lost a job, internship, or a job offer; and 61% had a close family member
lose their job or experience an income reduction.

Economics.
•

In the most recent week of data available (July 16-21) of the Census’ Household Pulse
Survey 9, which measures COVID-19 effects at the MSA level, the Chicago-Naperville-Elgin
region experienced:
o 57.1% of adults were in households that had experienced a loss in employment
income.
o 27.5% of adults missed last month’s rent or mortgage payment, or have slight or no
confidence that their household can pay next month’s rent or mortgage on time.

Mark Mather et al., “America’s Changing Population: What to Expect in the 2020 Census,” Population Bulletin 74, no. 1
(2019).
5
Amid coronavirus outbreak, nearly three-in-ten young people are neither working nor in school.
https://www.pewresearch.org/fact-tank/2020/07/29/amid-coronavirus-outbreak-nearly-three-in-ten-young-peopleare-neither-working-nor-in-school/
6
About a fifth of U.S. adults moved due to COVID-19 or know someone who did. https://www.pewresearch.org/facttank/2020/07/06/about-a-fifth-of-u-s-adults-moved-due-to-covid-19-or-know-someone-who-did/
7
Art and Science Group LLC. (2020). StudentPOLL: COVID 19 Edition | Art & Science Group. Retrieved from
https://www.artsci.com/studentpoll-covid19
8
Aucejo, E. M., French, J. F., Araya, M. P. U., & Zafar, B. (2020). The impact of COVID-19 on student experiences and
expectations: Evidence from a survey. doi:10.3386/w27392
9
Household Pulse Survey. https://www.census.gov/datatools/demo/hhp/#/?s_state=00017&measures=HIR&mapAreaSelector=msa&s_metro=16980
4
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Current Inventory of ADUs
A review of file surveys, resident communications, and data from the Lake County Assessor’s office
shows the following properties may have had accessory dwelling units at one time, or else have
buildings or additions that could easily be converted to serve as accessory dwelling units. (This table is
not definitive as to whether there is a current or prior accessory dwelling use at these addresses, nor does
this table constitute a judgement by the Village that such a use exists, is a legal non-conformity, or is
otherwise lawful under the Zoning Regulations.)
Zone
C-E
C-E
E-1
R-4
E-1
E-1

Address
475 Arbor Dr.
670 Arden Shore Dr.
525 Cambridge Ln.
333 E. Center Ave.
100 Crabtree Ln.
800 Green Bay Rd.

E-1
E-2
R-4

1600 Green Bay Rd.
1650 Green Bay Rd.
508 Gurney Ave.

E-1
E-1
E-1
E-1 & E-2
R-1
R-4
C-E
C-E
C-E
C-E
R-4

611 Lansdowne Ln.
1 Moffett Rd.
113 Moffett Rd.
361 Moffett Rd.
733 Ravine Ave.
205 E. Scranton Ave.
975 N. Sheridan Rd.
982 Sheridan Rd.
555 Shore Acres Dr.
1955 Shore Acres Dr.
506 Sunrise Ave.

Notes
“Bonus room” above garage

“Maids quarters”
Three one story frame residences; also two
stables, two barns, three sheds, and a library
Large poolhouse
“2 story frame garage with living area”
Now a principal structure on its own lot;
at one point may have been an ADU.
Poolhouse authorized by special use permit
“Bathhouse”
Described as “guest house” or “pool house”
“Coach house”
Two-flat
Crabtree Farm; Multiple outbuildings
Crabtree Farm; Multiple outbuildings

506 Sunrise Ave.

333 E. Center Ave.
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Attachments
• Outline of proposed Lake Bluff ADU regulations. (pgs. 6-8)
• Nearby municipal ADU regulations. (pgs. 9 & 10)
• These firms are ready to build coach houses in Chicago, Crain’s Chicago Business (August
2020).
• How COVID-19 Will Shape the Future of Senior Living, Barron’s (May 2020).
• Excerpts from Unlocking Accessory Dwelling Units In Chicago, Urban Land Institute (May
2020).
• Excerpt slides from 2018 Home and Community Preferences Survey: A National Survey of
Adults Age 18-Plus, AARP Research (August 2018).
• Excerpt slides from Housing America’s Older Adults 2019, Harvard JCRS (2019).
• Example detached, single-purpose ADU drawings from the AARP.
• July 2020 PCZBA Alternative Housing and ADU Memo, including attachments.
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Provisions

Commentary

Purpose.
• Create high-quality housing choices for Village families
and residents throughout all stages of life.
• Support the continued vitality of the Village's wellmaintained single-family residential neighborhoods and
their existing character.
• Promote the preservation, restoration, rehabilitation, and
reuse of the Village's historic resources, including its
historic landmarks, streetscapes, and estates.

Drawn from the Comprehensive Plan and the
PCZBA’s July discussions.

Definition. An accessory dwelling unit authorized by this Section:
1. Permanently provides, independent of any principal
single-family dwelling unit on the same zoning lot:
a. A separate entrance from the exterior.
b. Areas for bathing, cooking, and sleeping.
2. May take the form of a designated area within the
principal structure (such as a basement), an addition
structurally attached to the principal structure, or a
freestanding accessory structure.
3. Satisfies the definition of an accessory use except as may
be otherwise provided herein.
4. Has no more than two bedrooms.

◀ This provision is not prescriptive as to the
form of an ADU and would permit many
different arrangements, ranging from a
basement apartment to a garage loft.
◀ An accessory use precludes separate
ownership (e.g. condominium).
◀ A two bedroom limit is common for ADU
regulations.

Number. Each zoning lot used as a single-family residence may
establish one accessory dwelling unit as a permitted accessory use.

Some properties in the estate districts (C-E, E-1,
and E-2) appear to have multiple accessory
dwelling units. The PCZBA may consider
allowing these estate lots to have more than one
ADU subject to a special use permit and a
formula similar to the following:
(Actual zoning lot size / minimum zoning lot
size) - 1. A fractional unit shall be rounded to
the next lowest number.

Establishment Without Principal Use. As an exception to
Sections 10-4-2(D) and 10-5-9(F), an accessory dwelling unit may
be established and used in the absence of a principal building on
the lot.

Typically, an accessory use cannot exist in the
absence of a permitted use. For example, a
residential lot cannot be used for a swimming
pool in the absence of a house. This provision
makes clear that an ADU can be (i) built before
the principal structure or (ii) maintained after
the principal structure.

Size.
1. An accessory dwelling unit may not be smaller than the
minimum size provided in Section 10-5-13.
2. A structurally detached accessory dwelling unit may not
exceed:
a. 40% of the gross floor area of the principal
residence.
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◀ See final section.

◀ This is not cumulative to all ADUs (e.g. if
more than one are allowed on estate lots).
◀ Due to (c), this would only serve as a limit
for houses smaller than 2,500 sq. ft.

Provisions

Commentary

b. Where a detached accessory dwelling unit is
established prior to the principal building, 50% of
the floor area that may be constructed pursuant to
Section 10-5-6 after accounting for the floor area
of any accessory dwelling units. The future
principal building must be designed such that the
accessory dwelling unit satisfies (a).
c. 1,000 square feet in gross floor area, except in the
C-E, E-1, and E-2 districts.
d. In evaluating the requirements of (a) through (c),
any area used as storage for vehicles shall be
excluded from the gross floor area of the accessory
dwelling.
e. In evaluating the requirements of (a) through (c),
the maximum gross floor area of an accessory
dwelling unit is subject to all special calculations
and exceptions provided in Section 10-5-6, except
that subsection (B)(2) shall not apply.
3. The maximum size requirements in (2) do not prohibit the
conversion of a structure existing as of <the date of
adoption of this Ordinance> for use as an accessory
dwelling unit without further expansion in floor area.
Height. An accessory structure that contains an accessory
dwelling unit may exceed the height limitation for accessory
structures provided in 10-5-4(C)(1), subject to the following:
a. The mean height of the structure’s roof does not exceed
20 feet.
b. The top ridge of the structure’s roof does not exceed the
height of the principal structure.
c. The structure conforms to the daylight plane height
restrictions of Section 10-5-5.
d. Except where the rear line abuts a public or private alley
or shared driveway, the accessory structure also complies
with Section 10-5-5 as though it were applied to the rear
lot line (in addition to the side lot lines).

◀ This is a difficult circumstance to navigate in
that it either forces the construction of a larger
house or trivially allows for the construction of
a larger accessory dwelling than would
otherwise be permitted.
◀The PCZBA could create a larger limit in
these districts, or simply allow (a) to control.

***
Generally speaking, we recommend allowing
the Village’s existing bulk regulations to govern
accessory dwelling units without special
treatment for accessory dwellings – favorable or
unfavorable. (One exception to this principle is
height, discussed below.) As a consequence, we
do not expect that most homes in the R-1
through R-6 districts will be able to build an
ADU absent a conversion of an existing
structure, a remodel, or reconstruction.
In the Village’s residential districts (R-1 through
R-6), a 17’ height limit applies to accessory
structures. This makes garage lofts highly
difficult to build (2 floors x 8’ ceilings [+1’
joists/rafters each floor] = 18’ without any roof
pitch). Without special treatment for height, it
would be difficult to build these structures
without flat roofs.
This provision would preserve residential scale
while providing slightly more favorable
treatment and allow for more varied design
options, such as typical residential pitched roofs
and dormers. It would also move buildings
exceeding 17’ further away from rear lot lines
towards the interior of the lot.
We would present a definition of “mean height”
similar to the drawing to left, except with a
different treatment for mansard roofs; this may
set the “mean height” at the break point between
the steep and shallow pitch of the roof.
***
The City of Evanston recently discussed this
issue and omitted (b), as they believed this
would effectively prohibit the construction of
ADUs over garages on ranch house lots.
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Provisions

Commentary

Conversions Permitted. Nothing shall prohibit a structure
existing as of <the date of adoption of this Ordinance>, including
a legally non-conforming structure, from being converted and
used as an accessory dwelling unit provided that the conversion
otherwise complies with this Section and does not increase the
degree of any existing non-conformity with bulk regulations.
Ownership and Rental.
1. No accessory dwelling unit may be used as a short-term
rental.
2. Where the principal structure is leased and not occupied
by the owner, either:
a. The accessory dwelling unit must be occupied by
the owner; or
b. The occupants of the principal and accessory
dwelling unit must constitute a single family unit.

◀ This is an existing limitation.

◀ The intent of this provision is, narrowly, to
prevent an ADU from being leased to a lessee
completely independent from the lessee of a
principal residence. It would be unique to Lake
Bluff (to our knowledge).

ADU

Owner
Renter

Principal Residence
Owner
Renter
Yes
Yes
Yes
No

We do not recommend a limitation that would
disallow ADUs from being rented outside the
family. This would erode most benefits to an
ADU policy; reduce their utility to subsequent
owners; and be difficult to enforce.
Other Amendments.
• Add definition of an ADU to definitions.
• Add ADUs to definition of accessory structure.

•

Strike residential pool house entries from use table.
Add accessory dwelling units as a permitted use in all
residential districts.
Strike 10-5-9(G) entirely (re: residential pool houses).

•

10-5-11(E)(1) - Strike "Principal".

•

10-5-12 - Add B and renumber:
B. Accessory Dwelling Units. An accessory dwelling
unit may be established without providing any parking
stalls; provided that, where an accessory dwelling unit
exists in the absence of a principal dwelling unit, the
parking required by Section A shall be provided.

•

•

10-5-13 - Add B and renumber:
B. Accessory Dwelling Units. An accessory dwelling
unit shall not be smaller than 220 square feet, exclusive
of any area used as a garage, shed, or for similar
storage.
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◀ This provision is incompatible.

◀ We recommend establishing ADUs as a
permitted use. The special use process adds
significant expense, complexity, and
uncertainty, especially for residential
homeowners, and we expect it would eliminate
many applicants for an already limited tool.
◀ This would allow a home occupation to be
operated from an accessory dwelling, subject to
all other limitations.
◀ Homes constructed after 2000 in the Village
are already required to provide two parking
spaces. Overnight on-street parking is prohibited
in the Village, and so the home owner would be
the most impacted by their failure to provide
adequate parking. Imposing an additional
parking requirement would tend to increase
impervious surface and may impose
unnecessary expense.

Evanston ADUs 10
Accessory dwelling units in the form of coach houses (an ADU above a garage) are permitted in the City
of Evanston on single-family dwelling unit subject to the following provisions:
• Shall be approved, established, or constructed before the principal use is approved.
• Shall be compatible with the principal use.
• Shall not be located within ten (10) feet of the nearest wall of the principal building.
• Shall not be located within the required front or side yard abutting a street, nor between the front
of the principal building and the front lot line.
• Shall not be nearer to a street nor between the front of the principal building and the front lot
line.
• Evanston Landmark Properties and Historic Districts:
o ADUs with flat and mansard roofs, must comply with the City’s height requirement on
accessory uses.
o ADUs without flat or mansard roofs shall be no taller than three-fourths (3/4) the height
of the principal structure, measured to the roof apex, but in no case shall the height
exceed twenty-eight (28) feet.
o Shall be at least three (3) feet from any property line.
• Non-Evanston Landmarks and Properties Outside of Historic Districts:
o ADUs with a flat or mansard roofs, an increase of one (1) foot in height shall be
allowed for every one (1) foot in additional setback provided from every property line
that directly abuts another property (not including right-of-way). In no case shall the
height of the accessory structure exceed twenty (20) feet.
o ADUs without flat or mansard roofs, an increase of one (1) foot in height shall be
allowed for every one (1) foot additional setback provided from every property line that
directly abuts another property (not including right-of-way). In no case shall the height
of the accessory structure exceed twenty-eight (28) feet.
In 2018 11 and 2020 12, the Evanston City Council eliminated requirements that the tenants of coach
houses be related to the owners of the principal residential structure; modified height requirements;
and eliminated as parking requirements where coach houses meet affordability or transit-oriented
criteria.
On Wednesday, August 12, Evanston’s Plan Commission 13 recommended (pending) the Evanston City
Council adopt a comprehensive ADU amendment including:
• Subjecting ADUs to the same setback restrictions as other accessory structures.
• Eliminating the sliding height / setback provision, so that a flat or mansard roof would be subject
to a 20’ maximum height and other roofs would be subject to a 28’ maximum height.
• Eliminate all parking requirements for ADUs.

City of Evanston. “City of Evanston Code of Ordinances.” Municode Library, 24 Feb. 2020,
http://library.municode.com/search?stateId=13&clientId=14544&contentTypeId=CODES.
11
Smith, B. (2018, April 23). Council to vote on coach house rentals - Evanston Now.
https://evanstonnow.com/council-to-vote-on-coach-house-rentals/
12
Smith, B. (2020, January 15). Council opens zoning for more coach houses - Evanston Now.
https://evanstonnow.com/council-opens-zoning-for-more-coach-houses/
13
Smith, B. (2020, August 13). Plan panel supports expanded small house options - Evanston Now.
https://evanstonnow.com/plan-panel-supports-expanded-small-house-options/
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Lake Forest ADUs 14
Lake Forest permits secondary living units on single-family dwelling units on the following conditions:
• The principal residence is owner occupied
• Meets the minimum health and life safety requirements of the building codes adopted by the city
• No more than two secondary living units are permitted on a lot.
• A site plan is filed with the Director of Community Development or the Director’s designee,
demonstrating that adequate on-site parking, on a hard surface consistent with the requirements
of § 95.146 (Maintenance of Property) is provided for the occupants of each secondary living
unit.
• Must be accessible by way of a driveway located on the property.
• Must be a minimum distance of 20 feet from all property lines.
• The lot owner registers the secondary living unit on an annual basis.
• No secondary living unit shall have more than two people unrelated by blood, marriage, or
adoption residing within that secondary living unit at any given time.
Oak Park ADUs 15
In the Village of Oak Park’s Residential Districts, accessory dwelling units are permitted on the
following conditions:
• Must be on a lot with a minimum of 6,500 square feet in lot area.
• Must be located in a detached garage on the upper floor, above parking spaces located on the
ground level.
• One detached garage/ADU is permitted per lot.
• Permitted in the rear or interior side yards.
• Setback must be a minimum of five feet from the front building façade line. No setback is
required from any side or rear building façade line.
• If a lot abuts a public alley that provides adequate access to a street, detached garage must be
constructed so that access is from the public alley.
• New coach houses built after the effective date of the 2019 Ordinance must comply with the
following:
o New coach houses must be designed to relate to the design of the principal building.
o New coach houses cannot exceed the height of the principal building.

City of Lake Forest. “§ 159.081 R-5 SINGLE-FAMILY RESIDENCE DISTRICT.” American Legal Publishing Corporation, 3 Dec.
2018, codelibrary.amlegal.com/codes/lakeforest/latest/lakeforest_il/0-0-0-16068.
15 Camiros, and Village of Oak Park, IL. Oak Park Zoning Ordinance. 18 Sept. 2017, www.oak-park.us/sites/default/files/zoning/2019-0927-oak_park_zoning_ordinance.pdf.
14
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These firms are ready to build coach houses in Chicago
The homes, prohibited in the city since 1957, may be allowed soon.
DENNIS RODKIN

bKL Architecture

A collaboration between bKL Architecture and Focus Development devised this potential prototype of a new two-story coach house containing a
garage and an apartment.

The homes, prohibited in the city since 1957, may be allowed soon.

Coach houses, or second houses on a residential lot, could be on the verge of comeback in
Chicago, and in case they do, some local firms are already hoping to ride this new wave of
small, affordable homes.
Mayor Lori Lightfoot introduced an ordinance in May that would allow, for the first time since
1957, construction of new accessory dwelling units, including attic and basement apartments
and coach houses. The City Council could approve the plan as soon as its Sept. 9 meeting.
“Granny flats” built in attics and basements would largely be rehabs of existing space, but
coach houses are likely to be new construction, in part because most city homes’ existing
detached garages weren’t built to support the weight of a second-story addition. Replacing
an alley garage with a two-story building that contains both parking and a residential unit
may be the most common fit for new coach houses in Chicago, a city of alleys.
New coach houses have the best chance of proliferating in the city’s neighborhoods “if they
can be well designed and beneficial for the homeowner,” said Danielle Tillman, managing
director of Chicago architecture firm bKL. The firm collaborated with Focus, a Chicago real
estate development firm, to develop a prototype that would meet Chicago zoning
requirements.
Windows and doors, she said, will be crucial design elements that signal to passersby that
the building is a home, not a tall storage unit, and to make residents feel welcome and
comfortable in a small space. A typical coach house on a standard Chicago lot would include
about 500 square feet of second-story space. Keeping the staircase outside or borrowing
some first-floor garage space for an entry hall would enlarge the living space a bit.
“They have to look and feel residential, but like a modest residential structure,” said Dick Co,
an owner and president of Evanston Development Cooperative, which is working within that
suburb’s recently loosened constraints on coach houses.
Building a wild new piece of architecture on the rear of a lot would defeat the purpose of
adding affordable housing options—although that’s not to say some homeowners won’t want
to build a statement piece out back.

Evanston Development Cooperative

A rendering of a an alley coach house designed by Evanston Development Cooperative

Co’s firm plans to break ground on its first new coach house in the fall and has three other
orders pending. The firm has not announced plans to work in Chicago if the ordinance
passes.
Although built as cost-effective affordable housing and generally on an alley or secondary
part of the site without a traditional street-facing front facade, a coach house “should be
something people should look at and say, ‘Oh, I can see myself living there,’” Co said.
It’s not cheap. Vic Howell, development manager at Focus, said the two-story prototype for
Chicago, which contains a 500-square-foot apartment and parking for two cars, would cost
about $200,000 to build. Co estimated the same price for a new coach house in Evanston.
A third firm, Chicago Granny Flats, has a plan to build a similar garage/coach house combo
for $125,000 to $150,000. The firm is headed by David Wallach, a longtime Chicago builder
who now owns Wally Walls, a Kenosha maker of prefabricated steel wall panels that reduce

cost and construction time. Built of light-gauge steel and dense insulation, his coach houses
would be highly energy-efficient, Wallach said.

Chicago Granny Flats

A rendering from Chicago Granny Flats of a a two-story coach house and garage.

Wallach said he has two clients lined up who plan to build if the ordinance passes.
There is profit potential: Factoring in current mortgage rates and what apartments go for,
Howell said a homeowner would have a net income of $2,000 a year on the unit if it’s used
as a rental and not a supplemental living space for a family member.
In the latter case, Co said, “many people would find that spending $200,000 to build a place
for their grandmother to live on their own land is a cost-effective alternative to paying for her
to live in an elderly care facility.”
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How Covid-19 Will Shape the Future of Senior
Living. New Models of Care, More Aging in
Place.
By Reshma Kapadia

May 29, 2020 11:47 am ET

Illustration by Matt Chase

Carolyn Seaton had been looking for a way to stretch the savings of her nonagenarian
parents and still get them the full-time care they needed. When the school nurse found
a condo opening in a long-term care facility near her home outside Philadelphia in
early March, she felt fortunate and put down a $1,000 deposit.
Then the facility told her she could lose the room to an emergency admission, so
Seaton agreed to pay $200 a day to reserve the spot until her parents could move in.
She says the facility made no mention of Covid-19 quarantines or other coronavirusrelated restrictions, though the Centers for Medicare and Medicaid Services by that
point had issued warnings.
As the outbreak spread and deaths mounted, Seaton and her family decided a move
was untenable and tried to cancel their reservation. “Nobody in their right mind would
move their parents in such a situation,” Seaton says. While she’s wary about seniorliving facilities after the experience, she’s also worried about the costs and possible
dangers of her parents staying put in their New Jersey home, where they already have
full-time care with an aide.
Fraught in good times, long-term care decisions have become even more agonizing in
the pandemic era. Covid-19 preys on older people, and congregate-care settings like
nursing homes and assisted-living facilities are an ideal environment for a highly
contagious virus to spread quickly. Nursing homes and other senior-living facilities

have been hit hard. National statistics are difﬁcult to get, but the nonproﬁt Foundation
for Research on Equal Opportunity estimates 40% of Covid-19 deaths occurred in
nursing homes and assisted-living facilities.

Where Seniors Go for Care
While senior-living facilities are often viewed as a singular universe, they take many
forms that revolve around the level of care for residents.
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Note: Number of units are estimates of properties with at least 25 units/beds that charge market
rates or accept Medicaid.
Sources: CDC; NIC; National Center for Assisted Living

The senior-living industry was already in a state of ﬂux—adjusting to longer life spans,
more-active retirements, a labor shortage, and changing desires for care—before the
coronavirus outbreak. The crisis is sure to accelerate the upheaval—and what emerges
will look different from today.
“When it comes to the senior-housing industry and care, there will be a time we see this
in the rearview mirror but not a time when we will return to the old normal,” says Robert
Kramer, who founded the nonproﬁt National Investment Center for Seniors Housing &
Care, or NIC, and now heads aging advisory Nexus Insights. “That is critical for this
industry and investors to understand.”
The pandemic has led many families to think about pulling a relative from a
congregate-living situation—an emotional, personal decision based on the individual’s
needs, family situation, and alternatives. For those who try to place their loved ones
elsewhere, even temporarily, there may not be a spot to return to.
Long-term care experts also caution that people often move into assisted living
because care at home isn’t feasible. It can be difﬁcult to ﬁnd an apartment for an older
person who may be bed-bound and require in-home care—which itself can be difﬁcult
to ﬁnd—as well as ﬁghting the isolation of being home alone without pre-crisis
activities or visits. And while assisted-living facilities have strict protocols to prevent the
spread of coronavirus, it may be harder to replicate that in a family home with children
and others going in and out of the community.
Yet to understand what the future could look like, it’s important ﬁrst to understand that
not all senior-living facilities are the same. Different types of facilities are lumped

STAY OR GO?

Covid-19 has hit congregatecare facilities hard. That has led
some to wonder whether they
should consider an alternative.
Here are points to ponder:

together under the broad senior-living umbrella, which in turn is often confused with

Communication

nursing homes that provide skilled care for the most frail patients. Outside of nursing

Has your senior-living

homes, senior living takes different forms, with some built around a hospitality or real

community communicated

estate model and others, like assisted living, more care-oriented.

transparently and routinely?
This is crucial as protocols an

Nor are all senior-living facilities regulated the same. While nursing homes are federally
regulated, the broader range of options from assisted-living and memory-care facilities
to independent senior-living communities are largely paid for privately by residents
and regulated to different extents by states. That means coronavirus infection and
fatality data for these properties are hard to ﬁnd on a national level, leaving the roughly
two million older Americans who live in these communities largely off the radar.

conditions have been
changing rapidly. Questions t
ask: How are they monitoring
those with the virus and what
is the isolation process like?
What’s the mitigation plan?
Engagement
How easy has your facility
made it for residents to
communicate with loved
ones? Are there enough staff
to help residents connect?
How is the facility ﬁghting
isolation?
Opting Out
What are your loved one’s ca
needs and how will they be
met—and funded? If you
leave, will you be able to
reclaim your spot?

Hugh and Miriam Smith speak with their grandson, Lansden, at their senior-living facility in Roswell, Ga., from behind
a clear panel on a recent day. The panel is one of the ways senior communities are adapting to the coronavirus
pandemic.
Photograph by Peyton Fulford

The Pandemic’s Challenges
This divergence in oversight has led to an acute health crisis during the pandemic.
While the government in recent weeks has taken steps to get more personal protective
equipment, or PPE, and testing into nursing homes, some models of senior living
haven’t received the same priority. Assisted-living facilities; continuing-care retirement
communities, or CCRCs; and home health-care agencies that tend to millions of seniors
aging in place remain largely undersupplied.
“The most consistent and frightening trend is the lack of prioritization of these
facilities,” says Lori Smetanka, executive director of nonproﬁt National Consumer Voice
for Quality Long-Term Care. This is especially troubling, she adds, because these
communities may not have the same amount of stafﬁng to help—both with medical
needs or in connecting quarantined residents with their families—as nursing homes.
Many of the private-pay senior-living communities also aren’t linked to their cities’
essential services, like hospitals or nursing homes. These communities have also
struggled to get much-needed weapons to ﬁght the virus, such as widespread testing,

which is crucial as resident-to-resident transmission has been higher in assisted living
than nursing homes, where people tend to be bed-bound and doors are closed, says
Morgan Katz, director of antimicrobial stewardship at Johns Hopkins Bayview Medical
Center and an assistant professor of infectious disease at Johns Hopkins University
School of Medicine.
“We are very behind in responding to assisted-living facilities,” Katz says. In testing
assisted-living and skilled-nursing facilities in Maryland, Katz and her Hopkins team
found swift transmission of the virus. If widespread testing was performed soon after
one symptomatic resident tested positive, about 15% of the residents and staff were
positive when universal testing was done; if universal testing was performed later,
when ﬁve to seven symptomatic residents had already tested positive, about half of the
facility was infected. Katz says the situation in assisted-living alone was worse.
And though most communities have ended communal dining and canceled group
activities, residents are still getting infected—in part as asymptomatic staff or other
workers are unknowingly spreading the virus. In Katz’s tests at facilities, 60% to 70% of
those who came back as positive were asymptomatic at the time of testing.
“We are on the front lines of the battle, but assisted living has largely been left out of
priority for key components of personal protective equipment, testing, and funding,”
says Scott Tittle, executive director of the National Center for Assisted Living, which
represents 30,000 operators and roughly 800,000 residents.
The group has called on governors to make long-term care facilities a priority for PPE
and testing and letting nurses and other medical professionals cross state lines to assist
with stafﬁng shortages. About 75% of operators of independent living, assisted living,
memory care, and CCRCs surveyed in April by McKnight’s Senior Living reported
shortages of PPE.
Some operators have taken things into their own hands. For example, Atlanta-based
Thrive Senior Living, which operates 16 communities in the South and Middle Atlantic
regions, located tests, labs, and doctors that could prescribe tests, and joined a co-op
with 41 other senior-living communities to source gear from China and ﬁnd new
distributors. “We just blew up the phone,” says Les Strech, president of Thrive Senior
Living. The co-op vetted multiple factories in China—including doing testing on-site to
assess quality— and then found space on a privately chartered plane and hired a truck
to transport the gear to Atlanta.
James Balda, chief executive of Argentum, the largest senior-living group in the U.S.,
says that operators’ supply costs have doubled and that labor costs could rise 20% on
average. The industry may need to hire 200,000 to 300,000 more people to help with
the additional needs from the pandemic. As a result, the industry could face an
economic cost of $40 billion to $57 billion over the next year.
Operators’ ﬁnances are also taking a hit from a fall in occupancy rates as move-ins slow,
sometimes due to family concerns but at other times because of state and local
lockdown restrictions and guidance for long-term care facilities. Before the crisis,
roughly a ﬁfth of senior-living communities had occupancy rates below 80%—a level
that could make it harder for them to weather the slowdown, especially as costs
increase and cash ﬂow takes a hit.

“When it comes to
the seniorhousing industry
and care, there
will be a time we

Occupancy rates at assisted living and memory care should recover, since the
coronavirus won’t eliminate the need for a certain portion of the population to require
higher levels of care, says Beth Mace, chief economist at NIC. But the fallout from the
economy and people’s conﬁdence about the industry could slow demand for
independent senior living, especially among those who were planning to sell their
homes or use savings to fund their retirement homes.
The upshot is that families are faced with decisions on what to do next, while
thousands of senior-living communities are left to fend for themselves to protect
residents and staff, recalibrate for a post-Covid world, and grapple with soaring costs.

Rethinking Where to Live
The daily news of tragedies at nursing homes and stories of families unable to visit
loved ones because of quarantines are going to leave a mark on the industry. “There’s
a great danger that the boomers will view senior living as equating to senior dying,”
Nexus Insights’ Kramer says.
Even before the crisis, however, many seniors were leery of moving into a senior-living
community. Surveys routinely ﬁnd 9 out of 10 people say they would like to stay in their
homes, says Bob Stephen, vice president of caregiving and health at AARP.
There are ways to make aging in place easier. The village model, a grass-roots
movement of older Americans who form their own microcommunities that are run by
volunteers and paid staff, could become more popular postcrisis, according to
Stephen. Members typically pay a small annual fee to be part of the community,
partake in group activities, and tap volunteers to run errands or help with other
services. Members also get a list of vetted service providers such as maintenance and
household help.
Beacon Hill Village in Boston was a pioneer, and during the pandemic its members
mobilized quickly. The village had its dedicated drivers become grocery shoppers,
taking lists via text, email, or paper, and organized a phone tree of volunteers to check
in on one another.
The pandemic also pushed members to re-examine their ideas on how things should
be done, including an acceleration in technology use such as telemedicine for routine
doctor visits or Zoom for chatting with friends and family. The village’s regular speaker
series, tea parties, and cocktail hours moved online—and enrollment in online exercise
classes even outpaced the old classes, says Steve Roop, chairman of the village. “We
held our own very well, thank you, because we cooperated and understood there was
a value of hanging together versus hanging separate,” Roop adds.
But the village model hasn’t tackled the one big challenge to aging in place: dealing
with care needs once they become more intense. And that’s one of the reasons that
some families are still thinking about senior-living options. If the social part of the
equation is in place, it’s the care component that typically drives people to senior care
like assisted living or CCRCs that offer both independent living and various levels of
care.

Recent Residency Trends

see this in the
rearview mirror
but not a time
when we will
return to the old
normal. ”
— Robert Kramer, head of
aging advisory, Nexus Insight

As the coronavirus tears through the nation’s senior-living facilities, an increasing share
of assisted-living and memory-care operators are seeing move-outs.
Independent
Living

Assisted
Living

Memory
Care

Nursing
Care

Surveyed April 13-April
19

18%

17%

12%

36%

Surveyed April 20-April
26

9%

24%

17%

34%

Surveyed April 27-May
3

16

28%

25%

36%

Surveyed May 4-May
10

13

28%

24%

23%

Source: National Investment Center for Seniors Housing & Care, based on weekly survey of owners and
executives of 100 senior-housing facilities

Michael and Simone Onder for years have been debating moving into a CCRC that has
independent living and then, if needed, various levels of care available, and were
getting closer to making a purchase before Covid-19 struck. The Virginia couple is still
leaning toward the CCRC. “It’s about being realistic,” Simone Onder says. “If something
happens to either of us, we have to have a safety net.”
But Covid-19 has changed the type of unit they want to buy: “We were looking for a top
unit with a view of the woods and a balcony, but are now thinking it would be better to
have a ﬁrst-ﬂoor unit with a patio so we can escape without going through the
building,” Michael Onder says.
Senior-living operators are also rethinking design and layouts. “Physical distancing is
the key that keeps us safe, but we saw residents physically and cognitively declining
from two to three weeks of social distancing,” Thrive’s Strech says.
Thrive looked for alternatives, including moving Covid-19 isolation units from upper
ﬂoors of facilities where there was no access to the outdoors for fresh air and sunshine
to the ground ﬂoor where patients could get outside safely. Thrive also created clear
panels in doorways so residents could see and talk safely with visitors—and is trying to
do that for dining options, as well.
Also under consideration across the industry: smaller groups of units in a building
rather than several dozen units down a long hallway, designating areas that can be
used for isolation and incorporating much more outside space, and rethinking the
heating and air-conditioning system to circulate air over smaller areas.
Johns Hopkins’ Katz says that group activities and communal dining will need to be
reinvented and done in smaller groups, and buffets probably will be a thing of the past.
Telemedicine and technology will be much more integrated into communities.
Pressure to reinvent senior living more broadly is also intensifying. Part of the industry
has used a hospitality or real-estate model and not accounted for the public-health
ramiﬁcations of older people living in close proximity.
That model is the “worst of all worlds,” says Anne Tumlinson, who runs aging
consultancy ATI Advisory. She has long advocated that assisted-living properties have
a doctor on-site—an arrangement already in place at some places that has sped up

things like testing during the crisis. Some new models that are taking a
multidisciplinary approach—such as bringing in mini-health and wellness clinics to
senior living—could be a path to the future.
And to woo baby boomers after the crisis, senior-living communities will also have to
rethink what they are offering. “The model of aging services is built on this
condescending dependency model,” Kramer says. “People don’t want to turn 75 and
be entertained until they die as if they don’t have anything to give.”
The successful operators will be those offering opportunities for enrichment,
volunteering, and multigenerational activities—possibly by partnering with liberal-arts
colleges, he adds.
And while the industry had been focused on small condos in major urban centers for
empty-nesters, Kramer sees an end, or reversal, of that trend, with a preference instead
toward less-dense cities and college towns with access to top hospitals and culture.
“The idea [that] retirees will buy a tiny one-bedroom with little private space and then
hang out in congregate areas, this is where we aren’t going back to the old,” Kramer
says.
Write to Reshma Kapadia at reshma.kapadia@barrons.com
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Key Findings: Home and Community

• Between 50 and 60 percent of adults age 18-49 say they want to remain in their
communities and homes as they age, while nearly 80 percent of adults age 50
and older indicate this same desire.
• About one-third of adults age 18-49 report they will stay in their current home and
never move while nearly half of adults age 50 and older say they will never move.
• Over 60 percent of all adults own their own homes, and approximately one in
three reports that major modifications to their home are needed to accommodate
aging needs.
• The presence of accessory dwelling units is low, but seven in ten would consider
building one for a loved one who needs care.
• Half of adults already share or would be willing to share a home as they age, with
a major consideration being if they needed help with daily activities.
• The majority of adults would be interested in joining a village to help them stay in
their community and are willing to pay an annual fee.
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More than six in ten adults would like to remain in their
community or current residence for as long as possible.
“What I’d really like to do is stay in my
current residence for as long as possible.”
68%
63%

24%

Strongly/Somewhat
agree

16%

16%

Neither agree nor
disagree

Strongly/Somewhat
disagree

13%

Strongly/Somewhat
agree

Neither agree nor
disagree

Strongly/Somewhat
disagree

Q1: How strongly do you agree or disagree with the statement: What I’d really like to do is remain in my community for as long as possible? Q2: How strongly do you agree or disagree with the
statement: What I’d really like to do is stay in my current residence for as long as possible?
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Preference to remain in their community or current
residence is stronger among older adults.

Preference to Remain in Community or Current Residence
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Approximately half of adults expect to stay in their home or
community as they get older.
Not
sure

Stay in your current
residence and
never move

35%

15%
18%

32%

Move into a
different
residence
within your
current
community

Move to a different
community
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Likelihood of staying in their current residence and never
moving increases with age.
Likelihood of Staying in their Current residence and
Never Moving
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Higher

Lower

Similar

Adults 50-plus and
65-plus
Baby Boomers
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White adults
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Few currently have accessory dwelling units; however, a
third would consider building one.
An Accessory Dwelling Unit, or ADU, is a residential unit built on
the same lot as an existing single family home and may be
attached or detached to the home. It can be commonly referred to
as a “granny flat” or “in-law quarters.” ADUs provide complete
separate living quarters, including a kitchen and bathroom, that can
allow older adults to age in their existing home with live-in care,
make it possible for adults to assist their aging parents, other
relatives and loved ones, or be used for rental income.

33%

40%

27%

Yes

No

Not sure

7%
Have an Accessory
Dwelling Unit

Q9: Do you currently have an ADU on your property? Q10: [Respondents who do not have an ADU on their property.] If you had the space to create an ADU within your home or on your
property, would you consider doing that?
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The most compelling reason adults would consider living in an
ADU is to live near others but still have their own space.
Live Close by in Own Space

67%

Higher

Lower

>$75,000

Similar
Gender

Live close by in own space
Help with Daily Activities

63%
Help with daily activities

54%
Economic reasons
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Adults 18-49 years
LGBT
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Adults who have or would consider building an ADU are
most willing to build to provide space for those they care
about.
Major reason

To have a place for a loved one to stay who needs care

68%

To provide a home for family members or friends
35%

To have a place for guests to stay

35%

To increase the value of your home

27%

To have a place for a caregiver to stay

26%
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16%

26%
29%

15%
36%

44%

32%

To earn extra income from rent

Not a reason

16%

57%

To have someone living close by and feel more secure

To provide affordable housing in your community

Minor reason

21%

35%

32%

26%

46%

34%
26%

39%
61%
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Half already share or would consider sharing their homes as they
age; among those uninterested or less certain about the idea, a
majority would consider home sharing if they needed help with
everyday activities.
Reasons Would Consider Sharing Home
(among respondents who say they would not share their home or are not sure)

Currently
Share
18%

Yes
31%

23%
Not Sure

No
28%

AARP.ORG/RESEARCH | © 2018 AARP ALL RIGHTS RESERVED

Help with everyday activities such as
household chores or transportation to
places like the grocery store or doctor’s
office

58%

Not wanting to live alone and wanting
companionship

50%

Extra income

49%

Excerpts
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From 2014 to 2018, considerations for home sharing have changed.
2014

2018

(adults age 50-plus)

59%

37%
32%

29%
22%
16%
2%

2%
Yes

No

AARP.ORG/RESEARCH | © 2018 AARP ALL RIGHTS RESERVED

Adults age 50 and
older today are
much more willing
to consider home
sharing for extra
income or if they
need help with
daily activities.

Currently share

Excerpts

Not sure
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Considerations for home sharing differ by demographics.
In General
Higher

Lower

LGBT
Gen Y, X, and Baby
Boomers

Similar
Age
Genders
Race/Ethnicity
Income

Financial Reasons
Higher

Lower

Similar

Adults 18-49 years
Help with Daily Activities
Higher

Lower

Similar

Males

AARP.ORG/RESEARCH | © 2018 AARP ALL RIGHTS RESERVED
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Methodology
A survey was commissioned by AARP to assess public opinion among adults age 18 and older on their preferences with
regards to their homes and communities.
Data for this study was collected from March 21st to April 2nd, 2018 by NORC using its online AmeriSpeak Panel that is
representative of the U.S. population. NORC conducted a total of 1,947 interviews of a 23 minute (median) survey that
consisted of a nationally representative sample of adults age 18 and older. The survey was conducted in English and
Spanish.
NORC conducted 1,761 interviews online and 186 by telephone for those respondents who preferred telephone over
online. The data were weighted to reflect the U.S. population of adults age 18 and older. The data were weighted by
age, gender, Census region, race/ethnicity, income and education. The variables used for weighting were obtained from
the 2017 Current Population Survey. Additionally, the data were weighted by AARP membership using statistics from the
AARP membership database. The margin of error for this national survey sample is +/-3.53%.
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Definitions

Generation

Birth Years

Ages

Gen Z

1995-2000

18-23

Gen Y

1980-1994

24-38

Gen X

1965-1979

39-53

Baby Boomers

1946-1964

54-72

The Silent Generation

1925-1945

73-93

AARP.ORG/RESEARCH | © 2018 AARP ALL RIGHTS RESERVED
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Excerpts

Over the Next 20 Years, Households in Their 80s Will Be the Fastest
Growing Age Group
Households (Millions)
18
16
14
12
10
8
6
4
2
0
50–54
2018

2028

55–59

60–64

65–69

70–74

75–79

80 and Over

2038

Source: 2018 JCHS Household Projections.
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By 2038, The Number of Older Adults Living Alone Is Projected to
Reach 10.1 Million
Single-Person Households (Millions)
12
10
8
6
4
2
0
50-54
2018

2028

55-59

60-64

65-69

70-74

75-79

80 and Over

2038

Source: 2018 JCHS Household Projections.
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Older Homeowners Have Far Greater Wealth than Older Renters, Even
When Their Incomes Are Similar
Median Value (Dollars)
50-64
Income Quartiles

Lowest Income
Lower Middle
Upper Middle
Upper Income

Tenure

Median
Income

Homeowner

19,240

Renter

15,190

Homeowner

45,569

Renter

39,493

Homeowner

84,049

Renter

77,973

Homeowner

196,451

Renter

174,173

Home
Equity
59,000
75,000
109,000
275,000
-

65 and Over

NonHousing
Wealth

Net
wealth

Median
Income

10,700

80,700

17,215

1,900

1,900

15,190

57,000

152,400

33,417

11,100

11,100

34,430

143,200

277,710

60,758

30,100

30,100

57,720

933,400 1,246,400

137,719

337,350

110,377

337,350

Home
Equity
80,000
100,000
149,000
296,000
-

NonHousing
Wealth

Net
wealth

12,500

104,700

1,100

1,100

61,850

213,000

14,900

14,900

185,800

374,300

69,000

69,000

989,350 1,294,500
334,150

334,150

Note: Median home equity and non-housing wealth were calculated independently and therefore do not sum to net wealth. Income quartiles are calculated for each age group.
Source: JCHS tabulations of Federal Reserve Board, 2016 Survey of Consumer Finances.
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The Number of Retirement-Age Households Facing Cost
Burdens Has Reached an All-Time High
Households Age 65 and Over (Millions)
12
10
8
6
4
2
0
2001

2002

2003

2004

Owners without Mortgages

2005

2006

2007

Owners with Mortgages

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

Renters

Note: Cost-burdened households pay more than 30 percent of income for housing. Households with zero or negative income are assumed to have burdens, while
households paying no cash rent are assumed to be without burdens.
Source: JCHS tabulations of US Census Bureau, American Community Survey 1-Year Estimates.
8 | © PRESIDENT AND FELLOWS OF HARVARD COLLEGE
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In Many Metros More than One Third of Older Households Face Cost
Burdens

Share of Older Adult Households
With Cost Burdens (Percent)
Under 20
20–29
30–39
40 and Over

Notes: Data are for households headed by a person age 65 and over. Cost-burdened households pay more than 30 percent of income for housing. Households with zero
or negative income are assumed to have cost burdens, while households paying no cash rent are assumed to be without burdens.
Source: JCHS tabulations of US Census Bureau, 2017 American Community Survey 1-Year Estimates and Missouri Census Data Center data.
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The Numbers of Older Households with Very Low Incomes Are
Expected to Climb Sharply as the US Population Ages
Older Households with Incomes Under 50 Percent of Area Median (Millions)
9
8
7
6
5
4
3
2
1
0
2007
Assisted

2009
Not Assisted

2011

2013

2015

2018

2028

2038

Projected

Notes: Very low income (VLI) households earn under 50 percent of area median income. VLI as a share of all households is constant. Assisted and unassisted households are age
62 and over, while projected households are age 60 and over.
Source: JCHS tabulations of Worst Case Housing Needs 2007-2017 Reports to Congress; US Census Bureau, Current Population Surveys 2015-2018 3-year trailing average; and Joint
Center Household Projections.
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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:

July 10, 2020

SUBJECT:

Agenda Item #4 –

Comprehensive Plan Residential Environment Policies
Alternative Housing
Accessory Dwelling Units

Summary and Goals
Due to scheduling, the PCZBA has an opportunity to consider comprehensive planning for the first time
since its discussions regarding complex topics including recreational cannabis, the redevelopment of
Arden Shores and Block Three, and multiple downtown developments. We recommend the PCZBA use
this opportunity to have a high-level discussion regarding:
•

How the PCZBA’s deliberations over the last ~24-36 months should inform the Plan’s goal to
“Encourage the development of alternative housing options.”

•

In particular, discuss one alternative housing strategy – accessory dwelling units – where there is
current interest and the possibility to realize alternative housing units in the near term.
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Introduction to Alternative Housing
Since the 1997 Comprehensive Plan, the Village has aspired to create “alternative” housing options to
the single-family neighborhoods that form most of Lake Bluff’s residential fabric. Such options would
meet demand by aging homeowners, students, early professionals, divorcees, and others who are not in
the market for Lake Bluff’s single-family homes. Similar goals are present in other Village and regional
plans:
•

The Village’s 1997 Comprehensive Plan states that the Village’s Housing policy goal (section
attached) is to “preserve the unique residential character of the Village by promoting housing
maintenance and rehabilitation and encouraging continued housing diversity.” Policy H3 states
that the Village should “encourage development of alternative housing options.” The PCZBA’s
draft revisions (attached) contain similar goals.

•

The Village’s 2023 Strategic Plan 1 states that the Village will “diversify housing to ensure
choice and facilitate the balance of supply and demand” by “encouraging diverse housing
implementation for residents in all stages of life” and “engaging the entire community in Village
leadership’s examination of what it takes to enjoy a variety of quality housing options, including
condominiums and townhomes, in the context of Lake Bluff’s historic housing legacy and the
marketplace.”

•

CMAP’s ON TO 2050 Plan 2 states that Chicagoland must do a better job “match[ing] regional
and local housing supply with the types that residents want.”

•

Regional Housing Solutions 3, a report by multiple regional planning groups and the Institute for
Housing Studies at DePaul University, says that for communities like Lake Bluff, the “lack of
housing options and low density limits economic development opportunities” and that “older
adults will demand new housing options and readily available access to transportation and
services.”

Over ninety-nine percent of the dwelling units in Lake Bluff are single-family residences. There have
been no new dwelling units created to meet this Village goal since the 1997 plan, even in the areas
intended to produce these housing units. As the Village looks towards its next Comprehensive Plan, the
PCZBA should look to evaluate and identify multiple strategies that can create alternative housing.
Some of these possible strategies are presented on the next page. These draw from the PCZBA’s past
conversations and cite recent examples and discussions where applicable. The PCZBA should discuss
these in view of the current draft housing policies (attached).

1

“2023 Strategic Plan” The Village of Lake Bluff, 27 Feb. 2017. https://www.lakebluff.org/village-news/964-strategic-plan.
“ON TO 2050: Housing.” CMAP, 27 Aug. 2018, cmap.illinois.gov/2050/community/housing.
3
Submarket 6.” Regional Housing Solutions, 2017, http://www.regionalhousingsolutions.org/submarket/6.
2
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Possible Alternative Housing Strategies in Lake Bluff
Greenfield Development
Examples include: Arden Shores; Stonebridge; 10 Acres East of CLCJAWA
The most common approach to creating new suburban housing is subdividing previously undeveloped land. In Lake Bluff’s
history, creation of these units is typically by redeveloping large estates and recreational grounds. Potentially, such future
developments could incorporate alternative housing units. However, such developments are rare given that most areas in
the Village are developed. Recent examples of this type – Boardman’s (1989), Belle Foret (1989), Lansdowne (2007), and
Wimbledon Estates (2008) – all resulted in relatively large lots and homes.

Mixed Use and Downtown Redevelopment
Examples include: Block One (no residences ultimately developed); Block Three
Similarly, it is common to introduce alternative housing units in traditional downtowns (central business districts), typically
as either apartments or condominiums above the first floor or as standalone complexes. Introducing housing in these
districts provides access to attractive amenities: comfortable and walkable streetscapes, restaurants and services, and
commuter rail facilities like Metra and Pace. Lake Bluff’s 1998 CBD Phase II Plan recommended locating residences on
upper stories and the 2016 CBD Planning Principles updated most future land use designations from a mix of “Business”
and “Business with Residence Above” to “Mixed Use.”

Incremental Infill
Examples include: 15 E. Washington; Missing Middle housing competition
When most people think of multifamily development, they visualize high-rises and large apartment complexes.
“Missing Middle” housing refers to mid-scale units like duplexes, triplexes, courtyard apartments, bungalow courts, and
townhouses. These housing units are often functional and a visible part of community character, especially in Chicagoland,
but are illegal or cost-prohibitive to build due to zoning regulations. These developments have the potential to be better infill
projects that create effective and complementary residential transitions to Lake Bluff’s historic neighborhoods.

Accessory Dwellings
The North Shore, including Lake Bluff, has a rich history of estates with coach houses that served as a second dwelling
unit. The same concept is becoming relevant again as accessory dwelling units (or ADUs) have the potential to house older
family members, students, and others. For the owner, ADUs can provide the flexibility to house independent family
members who may need help closer at hand, or an extra source of income that can help household budgets.

Universal Design & Visitability
While not strictly an “alternative” to single family housing, Lake Bluff residences can be made accessible to people at every
age and level of ability. There are simple, non-intrusive techniques that can keep homes accessible for visitors and
occupants at every life stage, including:
•
•
•
•

Providing a “zero-step” entry via a paved sidewalk, driveway, or garage.
Doorways wide enough to accommodate mobility devices (i.e. wheelchairs).
Outlets and switches at a reachable height.
At least one bedroom, bathroom, and kitchen on the first floor.
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Introduction to Accessory Dwelling Units (ADUs).
Staff has received multiple inquiries about building Accessory dwelling units (“ADUs”) this summer,
each of which may represent the opportunity to advance the Village’s alternative housing goals.
Notably, the Trombley family (see attached) has inquired about building an accessory dwelling for their
elderly parents as part of their new single-family residence located on the eastern 2/5ths of Block Three
of the Central Business District. This is an opportunity to create an alternative housing unit within the
Village, and it also represents a change in the current landscape for alternative housing opportunities.
Accessory Dwelling Units (ADUs)
Accessory dwelling units (“ADUs”) are small houses, apartments, etc. that are on the same property lot
as a single-family residence. They are commonly called “granny flats” or “in-law suites.” The ABCs of
ADUs, attached, is a publication by the AARP that provides a broad overview of the topic and how these
units exist and are used throughout the country.
Typically, the Village receives some interest each year in building or using accessory dwelling units –
especially in the northeast area of the Village. Some of these inquiries have been in order to:
•

Create a living space for older family members.

•

Create a living space for economic reasons; either for a family member (to avoid the cost of
other housing) or for independent lease.

•

As an accessory building that serves other purposes (such as a poolhouse) that can also house
occasional guests.

•

As the world changes with COVID-19, there may be an increased need to house students
displaced from universities and colleges within the community. The same circumstances may
also lead older family members to stay closer to family and to avoid congregate living settings.

Today, the Village allows only one dwelling unit to be built on a single-family lot; accordingly, the
Village does not allow the construction of separated areas with separate living, bathing, and cooking
facilities. If a building permit were submitted with all three components, it would be denied until one
component (likely the kitchen facilities) were removed. In 2016, the Village created a separate pathway
to allow pool houses with heat, light, and bathing or shower facilities to be constructed upon receiving a
special use permit.
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Unique ADU Considerations in Lake Bluff
Some of the following considerations distinguish Lake Bluff from its regional peers in how it may
approach or consider accessory dwelling units.
•

Estate Areas. Estates in Lake Bluff often were built with accessory dwellings. Some of these
continue to be lived within as legal non-conforming uses, and others can no longer lawfully be
used for this purpose (even as the building itself may remain unchanged). Arguably, the ability to
create accessory dwellings on these lots may reduce the incentive for an owner to explore other
forms of redevelopment. Even if there is not a desire to treat ADUs differently in the Village’s
traditional residential areas, it may make sense to either (i) treat estate zoning areas more
permissively or (ii) allow these existing units to be used lawfully even if new units cannot be
constructed.

•

Bulk Regulations. A common discussion point in considering these policies is a concern that
allowing accessory dwelling units will encourage homeowners to “overbuild” their lots or to
expand their homes. Lake Bluff has already carefully established an expansive set of bulk
regulations, and most structures in the Village are already built or renovated close to the
maximum allowed under these regulations.

This chart shows the relationship between above-ground floor area and permitted floor area. It does
not account for bonuses (e.g. for porches and detached garages). The blue vertical line indicates
100%, and the red line indicates the average.

In essence, a homeowner building an accessory dwelling unit would be required to “trade” space
in their primary residence with space in the accessory residence. While the arrangement on a lot
may look different, it would not be expected to be substantially larger or more intrusive.
•

Short Term Rentals. Communities are often concerned that allowing the construction of
accessory dwelling units will encourage short-term rentals. Lake Bluff has already created
regulations (although temporary) and enforcement mechanisms directed to these policy
questions; these regulations also prohibit the use of accessory dwellings as short term rentals.
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Regulatory Considerations
Should the PCZBA be interested in recommending changes to how the Village approaches accessory
dwelling units, it should weigh some of the following considerations:
•

Built Form. ADUs can take many shapes and forms. From a regulatory perspective, if they are
treated differently, they are often grouped into two categories: attached/internal and
detached/external. One type may be prohibited or treated differently than the other. The Village’s
existing bulk regulations may be adequate, or the PCZBA may consider additional regulations
specific to ADUs.

•

Quantity. Typically, only one ADU can be provided per zoning lot under most regulations. A
more permissive standard could be appropriate in the Village’s estate districts.

•

Occupancy. Some communities impose restrictions on the relationship between the primary
homeowner and the ADU’s resident by requiring them to be a family member. These rules
preclude most income benefit from an ADU and are impractical to enforce.

•

Parking and Impervious Surfaces. Some ADU regulations require additional parking to be
provided on site. The Village already requires new residences to provide parking for at least two
vehicles and prohibits overnight parking on street. ADUs may tend to increase parking and, by
extension, impervious surfaces; a regulation requiring additional parking certainly may. A
different view is that some types of ADU users could already be accommodated today, but with
less comfort or privacy – and so there may be little incremental parking need created.

A more detailed or formal discussion could be scheduled for a subsequent meeting of the PCZBA based
on its direction.
Attachments
• 1997 Comprehensive Plan Housing Policies.
• Draft Residential Environment Policies.
• The ABCs of ADUs.
• Letter and floor plans from the Trombley family.
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Village of Lake Bluff
Comprehensive Plan: Residential Environment Policies
Draft 5
Residential Environment Goal: Within the context of a substantially developed North Shore
residential suburban community, encourage responsible maintenance, rehabilitation and
redevelopment of the housing options within the Village.
Objective 1
•

•
•
•

•

•
•

Policy 1.1
Control new residential construction and rehabilitation through rigorous
application of the Zoning, Subdivision and other Village Ordinances. Monitor the impact of such
regulations on the desirability of Lake Bluff housing stock.
Policy 1.2
Develop and enforce standards for residential building materials; encourage
housing diversity by limiting regulations upon residential appearance and design.
Policy 1.3
Increase use of sustainable technology, materials and design
Policy 1.4
Continue to monitor and enforce the Bulk Ordinance to preserve the
relationship of a structure to its unique streetscape environment and its neighbors.
o Ensure that new construction or additions resulting from teardowns are sensitive to the
character of the neighborhood and respect the scale of adjoining properties.
o Explore further restrictions on the size of homes on ravine and bluff lots.
Policy 1.5
Research zoning innovations in similar communities for possible application in
Lake Bluff. Notably, research options that may increase the flexibility of the Village’s bulk
restrictions where compensating circumstances are proposed.
Policy 1.6
Require tree preservation and appropriate landscaping for new residential
development.
Policy 1.7
Formalize requirements for stormwater mitigation as a result of residential
development.

Objective 2
•

•
•

Preserve a high quality suburban residential community environment

Encourage the preservation and rehabilitation of historic structures within the Village

Policy 2.1
Through a targeted education initiative, encourage residents to voluntarily
preserve and rehabilitate historic structures through maximizing participation in state and
national incentive programs.
Policy 2.2
Develop and encourage policies, including zoning relief, fee waivers and other
incentives, which will lead to restoration/rehabilitation of landmark-eligible properties.
Policy 2.3
Measure the effectiveness of the Village’s Historic Preservation Ordinance and,
if preservation goals are not met, strengthen or otherwise modify as needed.

Objective 3

Encourage the development of multi-family and other alternative housing options

•

•
•
•
•
•

Policy 3.1
Encourage and enable appropriately scaled multi-family housing within the R-5
and Central Business Zoning Districts and the Central Business and Multi-Family sector depicted
in Map 4C of this document
Policy 3.2
Evaluate the effectiveness of existing R-5 zoning policies and zoning standards;
modify as needed.
Policy 3.3
Develop a wide range of allowable multi-family design options.
Policy 3.4
Ensure that multi-family buildings complement adjacent commercial and
residential structures in scale and style and complement the historical character of the Village.
Policy 3.5
Require that multi-family structures be of high quality, be built with approved
materials, and contain adequate screened parking and landscaping.
Policy 3.6
Evaluate the feasibility of multi-family residences and hotels within L-1 zoning
districts.
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Welcome! Come On In

AARP surveys consistently show that the vast majority of people age 50 or over want
to remain in their homes and communities as they age rather than relocate
We know from surveys by AARP and others that a
majority of Americans prefer to live in walkable
neighborhoods that offer a mix of housing and
transportation options and are close to jobs, schools,
shopping, entertainment and parks.
These preferences — coupled with the rapid aging
of the United States’ population overall and decrease
in households with children — will continue to boost
the demand for smaller homes in more compact
neighborhoods.
As small houses or apartments that exist on the
same property lot as a single-family residence,
accessory dwelling units — or ADUs — play a
major role in serving a national housing need.
This traditional home type is reemerging as an
affordable and flexible housing option that meets the
needs of older adults and young families alike.

In fact, in the 2018 AARP Home and Community
Preferences Survey, people age 50-plus who would
consider creating an ADU said they’d do so in order to:
• provide a home for a loved one in need of care (84%)
• provide housing for relatives or friends (83%)
• feel safer by having someone living nearby (64%)
• have a space for guests (69%)
• increase the value of their home (67%)
• create a place for a caregiver to stay (60%)
• earn extra income from renting to a tenant (53%)
Since ADUs make use of the existing infrastructure and
housing stock, they’re also environmentally friendly and
respectful of a neighborhood’s pace and style. An
increasing number of towns, cities, counties and even
states have been adapting their zoning or housing laws to
make it easier for homeowners to create ADUs.

DETACHED

ATTACHED

INTERIOR (UPPER LEVEL)

INTERIOR (LOWER LEVEL)

ABOVE GARAGE

GARAGE CONVERSION

p Accessory dwelling units (or ADUs) come in many shapes and styles.

The ABCs of ADUs is a primer for elected officials, policymakers, local leaders, homeowners, consumers
and others to learn what accessory dwelling units are and how and why they are built. The guide also suggests
best practices for how towns, cities, counties and states can include ADUs in their mix of housing options.
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ADUs Come in Many
Shapes and Styles
ADUs are a family-friendly, community-creating type of housing the nation needs more of
Although many people have never heard the term, accessory dwelling units have been around for centuries
(see page 6) and are identified by many different names. To be clear about what’s being discussed:
• An ADU is a small residence that shares a single-family lot with a larger, primary dwelling
• As an independent living space, an ADU is self-contained, with its own kitchen or
kitchenette, bathroom and sleeping area
• An ADU can be located within, attached to or detached from the main residence
• An ADU can be converted from an existing structure (such as a garage) or built anew
CREATIVE COMMONS

• ADUs can be found in cities, in suburbs and in rural areas, yet are often invisible from
view because they’re positioned behind or are indistinct from the main house
• Because ADUs are built on single-family lots as a secondary dwelling, they typically
cannot be partitioned off to be sold separately
• An ADU can provide rental income to homeowners and an affordable way for renters to
live in single-family neighborhoods

p Accessory dwelling units
show up in neighborhoods
throughout the country —
and even in pop culture. One
example: In the sitcom
Happy Days, Fonzie (right)
rented an above-garage
ADU from the Cunningham
family in 1950s-era
Milwaukee, Wisconsin.

• An ADU can enable family members to live on the same property while having their
own living spaces — or provide housing for a hired caregiver
• Unlike tiny houses (see page 17), ADUs are compact but not teeny, so they’re a more
practical option for individuals, couples and families seeking small, affordable housing
• For homeowners looking to downsize, an ADU can be a more appealing option than
moving into an apartment or, if older, an age-restricted community
• ADUs can help older residents remain in their community and “age in place”

ADUs are also known as …

p Renting out this 350-square-foot garage-conversion ADU in Portland, Oregon, helps the

property owner, who lives in the lot’s primary residence, pay her home mortgage.
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accessory apartment
alley flat
back house
backyard bungalow
basement apartment
carriage house
coach house
garage apartment
granny flat
guest house or cottage
in-law suite
laneway house
mother-daughter house
multigenerational house
ohana unit
secondary dwelling unit
sidekick

PHOTO AND LIST FROM ACCESSORYDWELLINGS.ORG

Although most local governments, zoning codes and planners in the United
States use the term accessory dwelling unit or ADU, these small homes and
apartments are known by dozens of other names. The different terms conjure
up different images. (Who
wouldn’t rather live in a
“carriage house” than in an
accessory or “ancillary”
unit?) Even if you’ve never
heard of accessory dwelling
units or ADUs, you have
likely heard of — and
perhaps know the locations
of — some of the home
types noted at right.

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Since ADUs can be created
in many different shapes
and styles, they’re able to fit
discreetly into all sorts of
communities, including
suburban subdivisions,
row-house streets (either
with or without backalleys), walkable town or
urban neighborhoods —
and, of course, large lots
and rural regions.

t A DETACHED ADU
(aka DADU) is a
stand-alone home on
the same lot as a larger,
primary dwelling.
Examples include
backyard bungalows and
converted outbuildings.
Location: Portland, Oregon |
Photo by David Todd

u An ATTACHED ADU
connects to an existing
house, typically through
the construction of an
addition along the home’s
side or rear. Such units
can have a separate or
shared entrance.
Location: Davidsonville,
Maryland | Photo by
Melissa Stanton, AARP

t A GARAGE ADU makes use of an attached or
detached garage by converting the space into a
residence. Other options involve adding a secondstory ADU above a garage or building a new structure
for both people and cars.
Location: Portland, Oregon | Photo by Radcliffe Dacanay

An INTERNAL ADU is created when a portion of an existing home
— an entire floor, part of a floor, or an attic or basement — is
partitioned off and renovated to become a separate residence.

u Access to an
UPPER-LEVEL ADU
can be provided through
a stairway inside the
main home or directly
from an exterior staircase.
This 500-square-foot
ADU sits atop a
1,900-square-foot
primary dwelling.
Location: Portland, Oregon |
Photo by Eli Spevak, Orange
Splot LLC

p A LOWER-LEVEL ADU is typically created
through the conversion of a home’s existing
basement (provided that height and safety
conditions can be met), during construction of
the house, or (see page 7) as part of a
foundation replacement and house lift.
Location: Portland, Oregon | Photo by Derin Williams
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ADUs Are Good for People and Places
Communities that understand the benefits of ADUs allow homeowners to create them
ADUs are an affordable
housing option

ADUs are able to house
people of all ages

ADUs are good for the
environment

• ADUs can generate rental
income to help homeowners
cover mortgage payments or
simply make ends meet. The
income provided by an ADU
tenant can be especially
important for older people on
fixed incomes.

• An individual’s housing needs
change over time, and an ADU’s
use can be adapted for different
household types, income levels,
employment situations and
stages of life.

• ADUs require fewer resources
to build and maintain than
full-sized homes.

• Since the land on which an ADU
is built already belongs to the
homeowner, the expense to
build a secondary residence is
for the new structure only. The
lot is, in a sense, free.

• Although market rate rents for
ADUs tend to be slightly more
than for similarly sized
apartments, they often
represent the only affordable
rental choices in single-family
neighborhoods, which typically
contain no studio or onebedroom housing options at all.
• Some municipalities are
boosting ADUs as part of
affordable housing and antidisplacement strategies. Santa
Cruz, California (see opposite),
is among the cities with
programs to help lower-income
households build ADUs or
reside in them at reliably
affordable rents.
4
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• ADUs enable families to expand
beyond their primary home.
• ADUs provide empty nesters
and others with the option of
moving into a smaller space
while renting out their larger
house or letting an adult child
and his or her family reside in it.

ADUs are just the right size
• Generally measuring between
600 and 1,000 square feet,
ADUs work well for the oneand two-bedroom homes
needed by today’s smaller,
childless households, which
now account for nearly twothirds of all households in the
United States.

ADUs are communitycompatible
• ADUs offer a way to include
smaller, relatively affordable
homes in established
neighborhoods with minimal
visual impact and without
adding to an area’s sprawl.
• ADUs provide a more
dispersed and incremental
way of adding homes to a
neighborhood than other
options, such as multistory
apartment buildings. As a
result, it’s often easier to get
community support for ADUs
than for other housing types.

Big houses are being built, small houses are needed
Do we really need
more than three
times as much
living space per
person as we did
in 1950? Can we
afford to buy or
rent, heat, cool
and care for such
large homes?

YEAR

1950

2017

Average square footage
of new
single-family homes

983

2,571

Number of people per
household

3.8

2.5

Square feet of living
space per person

292

1,012

Fact: ADUs house more people per square foot of living area than single-family homes do.

SOURCE: NATIONAL ASSOCIATION OF HOME BUILDERS (AVERAGE HOME SIZES), U.S. CENSUS BUREAU (AVERAGE HOUSEHOLD SIZES)

• ADUs are typically owned and
managed by homeowners who
live on the premises. Such
landlords are less likely to raise
the rent once a valued tenant
has moved in. Many ADUs are
created for family members to
reside in for free or at a
discounted rate.

• ADUs offer young people
entry-level housing choices.

• ADUs use significantly less
energy for heating and cooling.
(Of all the ADU types, internal
ones tend to have the lowest
building and operating costs.)

HOME VISIT #1

Attached ADU Addition
Santa Cruz, California
Size: 500 square feet

AARP

p The area with the darker roof shingles is the ADU that was
added onto the home of Carrie and Sterling Whitley.
t q The Whitleys’ ADU (that’s Carrie showing off the front
yard’s new paths and plantings) has its own entrance on the
side of the home and is being rented to the couple’s daughter
so she can help her elderly parents when needed.

When Carrie and Sterling Whitley bought their house in 1971, they paid
less than $15,000. Nearly 50 years later, similar homes on their street
have sold for more than $1 million.
THE PROBLEM: The Whitleys, who are in their 80s, own the house
outright and don’t want to move. But the financial and physical demands
involved in maintaining the house are a challenge.
A SOLUTION: To help low-income homeowners age 62 or older live
independently and keep their homes, the Monterey Bay affiliate of
Habitat for Humanity and the City of Santa Cruz launched My House My
Home: A Partnership for Aging-in-Place. The pilot program builds
accessory dwelling units so older homeowners can downsize into a new,
aging-friendlier home and earn rental income from their original house.
Or such homeowners can remain in their house and rent out the new,
smaller residence. Participating homeowners are required to charge an
affordable rental rate.
REALITY CHECK: When the Whitleys’ project broke ground in April
2017, they were the first homeowners to receive an ADU through the
program, which worked with them to design the ADU as an addition to
their existing home. Since the dwelling was built with accessibility
features, Carrie and Sterling know they can downsize into it if they ever
need to. Until then, their daughter, Brenda, resides in the addition.
REAL LIFE: “I’m right next door to my parents in case they need me or
need any help,” Brenda says.
Design: Historic Sheds | Builder: Historic Sheds | Cost to build: $158,000 in 2017 (not including
volunteer labor) | Photos by Michael Daniel | Article adapted from Where We Live: Communities
for All Ages (AARP 2018)

ADU ADVICE: With an attached
ADU, privacy between the two
residences can be achieved by
locating the ADU bedroom(s)
and bathroom(s) as far as possible
from the main house. Providing
the ADU with its own yard or
outdoor space is helpful too.
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ADUs Are an American Tradition
While today’s interest in ADUs may be new, the housing type is centuries old
Early settlers often built a small home to live in while
constructing their larger, primary house nearby.
When farming was a source of survival for most of the
nation’s households, families routinely constructed
additional homes on their land when needed.
People with wealth and acreage regularly populated
their lands with secondary mansions and ancillary
buildings independent of the main estate house.
In fact, until the 20th century, people with land built
as many homes as they wished. There were few or no
zoning rules, municipal services or infrastructure
(utilities, roads, schools, trash collection, firstresponders) to consider.
A historic precedent for the modern day accessory
dwelling unit is the “carriage house,” or “coach
house.” Originally built for horse-drawn carriages, the
structures associated with grander homes were
frequently large enough to double as living quarters
for workers and stable hands.
Decades later, in response to housing shortages and
economic needs, many surviving carriage houses were
q This carriage house containing a one-bedroom, one-bath
ADU above a two-car garage sits behind a six-level, Gilded Age,
Hoboken, New Jersey, townhome that was built in 1883. The
dual residence property was on the market in 2018 for $5 million.

converted into rental homes. By becoming landlords,
the owners gained income from their otherwise
unused outbuildings.
Automobile garages have a similar history. Some were
originally built with a housing unit upstairs. Over time,
many garages were converted (often illegally or under
zoning codes no longer applicable today) into small
homes when the spaces became more valuable for
housing people than vehicles.
With the rise of suburban single-family home
developments following World War II, ADUs
practically ceased to be built legally in the United
States. Then as now, residential zoning codes typically
allowed only one home per lot, regardless of the
acreage and with no exceptions. Attached and
detached garages occupied yard space that might
otherwise have been available for ADUs.
Some cities, including Chicago, grandfathered in
pre-existing ADUs — but only if the residences
remained consistently occupied. In Houston’s historic
and trendy Heights neighborhood, old and new
garage apartments are common and desired.
But elsewhere, even in rural areas with ample land,
property owners are often prohibited from creating
secondary dwellings. Many communities today don’t
allow new ADUs, even if they did in the past — and
even if ADUs currently exist there. (Countless units in
single-family homes or yards are technically illegal or
are allowed simply because they were created when
such residences had been legal.)

More recently, there’s been renewed interest at the
state and local levels (see page 8) in legalizing and
encouraging the creation of ADUs, driven by the
increasingly high cost of housing and, in some places,
the belief that homeowners with suitable space
shouldn’t be so restricted in the use of their property.

PHOTO BY MIMI PARK, DESIGN PARK, INC.

ADUs began making a comeback in the 1980s as cities
explored ways to support smaller and more affordable
housing options within single-dwelling neighborhoods.
In 2000, in response to a growing demand for ADUsupportive guidelines, AARP and the American
Planning Association partnered to release an
influential model state act and local code for ADUs.

HOME VISIT #2

Garage Apartment ADU
Denver, Colorado
Size: 360 square feet

“I see our ADU as something very similar to a student loan,” says
Mara Owen. “It’s something you invest in the future with. It was
cheaper than buying a house for Mom, and it lets her have
independence. It’s great knowing we can check in on her whenever.”
AH-HA MOMENT: Owen, her partner, Andrew, and their three
dogs were sharing a one-bedroom, one-bath house with her
mother, Diane. When Owen learned that ADUs were allowed in
the city, she decided the best way to get more space for her
small home’s many residents would be to remove their “leaky and
defunct” garage and build a new two-car garage with an
apartment above it.
WISE ADVICE: “Get a really great builder and architect,” says
Owen. “Interviewing architects was similar to a first date. It’s not
just who you feel connected with. That’s important, but get to
the values. It’s a niche market, so see if you can find someone
who has built ADUs before, because ADUs are a little different.”
FUTURE PLANS: The stairs to Diane’s apartment are wide
enough for a stair lift, if it’s ever needed. The roof was built at
the correct slope for the eventual installation of solar panels.

p The apartment above the garage can be
reached from inside the garage or from an
exterior side entrance accessed from the yard it
shares with the primary residence.

Design: Hive Architecture | Builder: Hive Architecture | Cost to build: $167,000 in
2016 | Photo by Mara Owen | Article adapted from “ADU Case Studies” by Lina Menard
on AccessoryDwellings.org. Visit the website to read about and see photographs of
more ADU projects.

HOME VISIT #3

Basement ADU
Portland, Oregon
Size: 796 square feet

The transformation of this colorful
Victorian was both a preservation and
expansion project.
TEACHING MOMENT: “Here’s a very
welcome breath of fresh air, especially in
the face of so much gentrification that is
p By lifting the house and digging beneath it, designers, engineers and
going on in Portland!” declared Mark
builders turned a two-story, single-family home into a three-story,
Lakeman, principal of Communitecture, an
multifamily residence.
architectural, planning and design firm,
about the pictured remodel. Writing on
THE ACHIEVEMENT: Adds Lakeman: “Unlike the
his company’s website, he says the project provides a
seemingly pervasive method of simply tearing down
lesson in how to “adapt and reuse our precious
existing buildings so that new, giant ones can be built,
historic houses so they can accommodate more
this approach achieves upgrades in energy efficient
people while also providing more income to support
living places and adds density while retaining the
the existing home.”
continuity of our beloved historical urban environment.”
HOW’D THEY DO IT? To add a basement rental
Design: Communitecture | Home Lift: Emmert International |
unit, engineers lifted the house. The resulting ADU is
Builder: Tom Champion | Cost to build: $125,000 in 2015 | Photos by
Communitecture (before) and Chris Nascimento (after)
roughly four feet underground and four feet above.
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The Time Is Now

Rules for ADUs continue to evolve and frequently differ from one town to the next
Some communities allow almost any home to be set
up with an ADU — so long as size limits, property
line setbacks and placement caveats in relation to
the primary dwelling are met.
Other communities start with those basic standards
and then layer on extra requirements (see page 14)
that can make it challenging to create an ADU.
Municipalities nationwide have been relaxing their
restrictions against ADUs, and some states have
been encouraging their creation by requiring
communities to allow them.

To Encourage ADUs
LOCAL OFFICIALS can …
• allow all ADU types (detached, attached, interior)
• simplify the building permit process for ADUs
• waive or reduce permit and impact fees
• let garages be converted into ADUs without
requiring replacement off-street parking
• allow a second ADU if one of the homes on the
property meets accessibility standards

• In 2017, California required all of its cities and
counties to allow ADUs so long as the property
owner secured a building permit. In Los Angeles,
Mayor Eric Garcetti has said ADUs could provide
the city with a needed 10,000 housing units. He’s
touted ADUs as a “way for homeowners to play a
big part in expanding our city’s housing stock and
make some extra money while they’re at it.”

COMMUNITY PLANNERS can …
• adopt simple, flexible but nondiscretionary ADU
rules about setbacks, square footage and design
compatibility with the primary dwelling

• That same year, a New Hampshire law established
that local zoning codes had to allow ADUs nearly
everywhere single-family housing was permitted.
The change stemmed in large part from the
frustration of builders who couldn’t construct
the type of amenities, such as backyard cottages
and garage apartments, that their clients desired.

ADVOCATES can …
• organize tours of completed ADUs in order to
inform and inspire the community
• educate homeowners, real estate agents,
architects and builders about local zoning
regulations and the permit process

• Oregon requires cities and counties of certain
sizes within urban growth boundaries to allow
ADUs in all single-family neighborhoods.

u The unique floor plan of this single-family Maryland
farmhouse allows for a first floor residence (accessed
through the door on the right) and an upper-level ADU
that can be reached through the entrance at left.
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REAL ESTATE AGENTS can …
• educate themselves and their clients about rules
for the construction of ADUs
LOCAL MEDIA can …
• report on how and why homeowners build ADUs

PHOTO BY MELISSA STANTON, AARP

• As of 2019, major cities that allow ADUs include
Anchorage, Alaska; Atlanta, Georgia; Austin,
Texas; Denver, Colorado; Honolulu, Hawaii;
Houston, Texas; Philadelphia, Pennsylvania;
Phoenix, Arizona; Seattle, Washington; and
Washington, D.C. Communities in Massachusetts,
Kentucky, Illinois, Indiana and Oregon have sought
advice from AARP and Orange Splot about revising
their zoning codes to allow ADUs.

LENDERS can …
• work with homeowners to finance the construction
of ADUs by using renovation loans

HOME VISIT #4

Internal ADU (Main Level)
Portland, Oregon
Size: 220 square feet

Even small homes can have enough space for an
ADU. An underused main floor bedroom in this
1.5-story, 1,500-square-foot bungalow was
transformed into a studio apartment.
AH-HA MOMENT: According to Joan Grimm,
who owns the home with Rita Haberman: “What
we were looking for in terms of a community
and aging in place was right under our noses.
Remove a fence and create a shared open space.
Build a wall and create a second dwelling unit. It
doesn’t have to be complicated.”
REAL LIFE: “Creatively carving out an ADU from
the main floor of our house saved on design and
construction costs,” Grimm adds. “It provides an
opportunity for rental income, with no significant
compromise to the livability of our home.”

p The steps and side entrance (top) lead to the studio apartment
ADU, which was crafted out of an existing space. The covered
porch to the right leads to the primary residence. The ADU
contains a kitchen, small dining and living area, sleeping area,
bathroom and laundry area.

Design: Rita Haberman | Builder: RS Wallace Construction | Cost to build: $55,000 in 2015 (with some work done by the homeowners)
Photos courtesy Billy Ulmer | Article adapted from “ADU Case Studies” by Lina Menard on AccessoryDwellings.org

HOME VISIT #5

Internal ADU (Lower Level)
Portland, Oregon
Size: 795 square feet

q The door to the right of the garage leads to a ground-floor
ADU with windows along the back and side walls. The
upper-level windows seen below are part of the main residence.

“We were looking for a way to live in our house for
the rest of our lives and to generate at least some
income in the process,” Robert Mercer and Jim Heuer
wrote for the program guide of the annual Portland
ADU Tour when their home was part of the lineup.
“An ADU offers the possibility of caregiver lodging in
the future or even a place for us to live while we rent
out the main house if we get to the point where we
can’t handle the stairs any longer.”
THE SOUND OF SILENCE: Internal ADUs often
require that soundproofing insulation be installed
between the primary dwelling and the accessory unit
that’s below, above or beside it. In Portland, the
building code for duplex residences requires a sound
insulation rating of at least STCC45. To property
owners thinking about a similar ADU setup, the duo
advise: “Think about how you live in your home and

how having downstairs neighbors will change what
you can and can’t do with your space and what
investment you are prepared to make in sound
insulation.”
AN ADDED BONUS: “We are pleased that we have
been able to provide more housing density on our
property and still be in keeping with the historic
character of our home.”

Design: DMS Architects | Builder: Weitzer Company | Cost to build: $261,000 in 2016 | Photo by Melissa Stanton, AARP | Article adapted from the 2017 ADU
Tour project profiles on AccessoryDwellings.org
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Bringing Back ADUs

The reasons for creating or living in an ADU are as varied as the potential uses
ADUs are flexible. Over time, a single ADU might be used
in many ways as an owner’s needs and life circumstances
change. Following are just a few reasons why ADUs are
created and by whom:
EMPTY NESTERS can build an ADU and move into it,
then rent out the main house for supplemental income or
make it available to their adult children.
FAMILIES WITH YOUNG CHILDREN can use an ADU
as housing for a nanny or au pair or even a grandparent
or two, who can then help raise their grandkids and be
assisted themselves as they age.
INDIVIDUALS IN NEED OF CARE can reside in an ADU
to be near family members, or they can use the ADU to
house a live-in aide. (In fact, ADUs can be an affordable
and more comforting alternative to an assisted-living
facility or nursing home.)
HOME BUYERS can look forward to the rental income
from an ADU to help pay their mortgage or finance home
improvements, especially in expensive housing markets.
HOME-BASED WORKERS can use an ADU as their
office or workshop.
HOMEOWNERS can use an ADU for guests or as
housing for friends or loved ones who:
• aren’t yet financially independent, such as new high
school or college graduates
• need temporary housing due to an emergency or while
renovating their own home
• have disabilities but can live independently if family
reside nearby

Planning and Paying for ADUs
Most new homes are built by developers,
entire subdivisions at a time. Apartments
are also built by pros.
But ADUs are different.
Although ADUs are occasionally designed
into new residential developments, the vast
majority are created by individual
homeowners after they move in. In other
words, ADUs are usually created by
enthusiastic and motivated amateurs.
An ADU may present the ultimate chance for
a do-it-yourselfer to build his or her small
dream home. More often, homeowners
bring in a combination of architects,
designers and construction contractors to
do the work, much as they would for a home
addition or major kitchen remodeling. The
local municipality’s planning department
can provide guidance on the rules for ADUs
and information about what permits, utility
connections and fees are involved.
ADUs aren’t cheap, and they are often the
most significant home improvement project
a homeowner will undertake.
Although internal ADUs can sometimes be
built for about $50,000, new detached ADUs
often exceed $150,000. Most ADUs are
financed through some combination of
savings, second mortgages, home equity
lines of credit and/or funds from family
members (sometimes a relative who ends
up living in it).

p The zoning code in Evanston, Illinois, permits accessory
dwelling units, creating an opportunity for the owners of this
1911 home with an outbuilding in the backyard.
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A few cities, nonprofits and start-ups are
experimenting with creative financing
options that could put ADUs within reach
for more homeowners and their families, as
well as prospective renters.

PHOTO BY ELI SPEVAK, ORANGE SPLOT LLC

In some areas, the cost of building an ADU
can be recouped after a few years of renting
it. If that’s the plan, it’s worth estimating the
expenses versus the potential income
before undertaking an ADU project.

Detached ADU (One-Story)

4

Decatur, Georgia
Size: 800 square feet

When Walt Drake decided to downsize, his son Scott
purchased his dad’s house for himself and his family and
built a detached ADU (or DADU) for Walt.

DN
DN

DN

DN
PRIVACY WALL DISCUSS W/ OWNER
SCREEN
PORCH

OPTIONAL EXTERIOR
STORAGE - DISCUSS
W/ OWNER

SHOWER HEAD
ABOVE

4' - 3 1/2"

“From not finding what we wanted for Dad, we decided
to create it,” says Scott. “Neighborhoods built in the
1920s have carriage houses. Building an ADU was a
modern day version of something people have been
doing on their property in this area for a hundred years.”

SHOWER
CONTROLS
13' - 11"

NEAR AND FAR: “We wanted the houses to be
separate and to feel like we’re each on our own
property, but we’re there for each other,” says Scott.

B EDROOM

B ATHROOM

FAUX WINDOW W/
LOUVER INFILL
SHUTTER

14' - 8 1/4"

W/D

AGING-FRIENDLY: Building the ADU meant Walt
didn’t have to sell his home and leave his neighborhood.
“He was able to keep his own stuff and turn over what
he didn’t need to us,” says Scott. “It kept my dad in
place, which I think was important.”

5

SD-3.2

HINGED BUILT-IN
TO REVEAL W/D
BEYOND
LIB RARY
NICHE

FUTURE PLANS: Scott says the ADU is “serving its
intended purpose” but that someday down the road it
could be used as a long- or short-term rental. “The ADU
could turn into lots of different things over the course
of its lifetime.”

LIVING

DW

HOME VISIT #6

p Walt Drake’s Southern-style, one-bedroom ADU has an
outdoor, wraparound porch that can be accessed without
using steps. The design is in keeping
SD-3.2 with other buildings in
the neighborhood.

KITCHEN/
DINING

Design: Adam Wall, Kronberg Wall | Builder: Rob Morrell | Cost to build:
$350,000 in 2014 | Photo by Fredrik Brauer | Floor plan by Kronberg Wall
Architects | Article adapted from “ADU Case Studies” by Lina Menard on
AccessoryDwellings.org
7' - 5 1/2"

30" SINK AND BASE
CABINET - CONFIRM
WITH OWNER
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EXISTING

ADUs Are Age-Friendly Housing
New-construction ADUs can be created with “universal design” features

An “age-friendly” home has a zero-step entrance and includes doorways, hallways and bathrooms that are
accessible for people with mobility differences. Garage conversions (such as the one pictured on page 2) are
among the easiest and least expensive ADU solutions for aging in place since they’re preexisting structures and
generally have no-step entries. To learn more about making a home aging-friendly, download or order the
AARP HomeFit Guide at AARP.org/HomeFit.

HOME VISIT #7

Detached ADU (Two-Story)
Seattle, Washington
Size: 800 square feet

Evelyn Brom’s plan was to build a backyard cottage
and rent it out. She would keep living in her twobedroom home.
AH-HA MOMENT: As the design developed, Brom
realized that she wanted to live in the stunning
wood-and-glass ADU. It was a good decision. A week
before moving in, Brom was laid off from her job.
REAL LIFE: The $3,000 a month Brom receives in
rent for the main house (which is occupied by a
three-generation family) provides a needed income.
“Being laid off has made this arrangement a
lifesaver,” Brom says. If the stairs in the cottage
ever become too hard to navigate, she can move
back into her original one-story house and rent out
the cottage instead. “Now I have options,” she says.
p There’s a powder
room, open kitchen and
living room on the first
floor, with a bedroom
and bathroom upstairs.
t Although Brom’s
property is only 0.13
acres, it’s large enough
to accommodate two
homes, a patio, a lawn
and a garage. A slatted
wood fence with a gate
divides the space
between the two houses
and provides privacy.
Design: Chrystine Kim, NEST Architecture & Design | Builder: Ian Jones, Treebird Construction | Photo by Alex Hayden | Cost to build: $250,000 in 2014
Article adapted from Where We Live: Communities for All Ages (AARP 2018)
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HOME VISIT #8

Detached Bedroom
St. Petersburg, Florida
Size: 240 square feet

Bertha and her son John talked about someday buying
a house with a mother-in-law suite. “Then one day
someone came along and wanted my house, so I up
and sold it,” she explains. “But that left me homeless. I
asked John if I could build a small house in his
backyard and he agreed.”
CREATIVE THINKING: A detached bedroom is a
permanent, accessory structure that, unlike ADUs,
lacks a kitchen. But that’s what makes these cabin-like
homes more affordable to build than many ADUs and
even tiny houses.
WHAT’S INSIDE: Bertha’s home contains a sleeping
and living area and a full bathroom. “I paid for the
little house and it’s on my son’s property. So I figured,
if I’m cooking I can do it at my son’s house,” she says.
(Her laundry is also done at his house.)

p A detached bedroom, which contains a bathroom but no
kitchen, can provide housing for a loved one or serve as a
home office or guest cottage.

REAL LIFE: “Having access to my son’s house makes
it livable. Otherwise, I personally would not be happy.
It’s very comforting to know that John is close by.
Hopefully this will be my home forever.”
Design: Historic Sheds | Builder: Historic Sheds | Cost to Build: $50,000 in
2017 | Photo by Historic Sheds | Article adapted from “ADU Case Studies”
by Lina Menard on AccessoryDwellings.org

A Sustainable and Sunny ADU
Tired of living in a house with so many walled off and dark spaces that the sun couldn’t shine in, the home’s
owners built and moved into the bright, airy, modern and very accessible ADU they created in their yard.
(The original, larger home has become a rental.) The ADU is located within a conservation district and
was constructed using sustainable materials and environmentally friendly techniques. One such feature
is the deck trellis, which allows light in while diffusing the heat of the afternoon sun.

p Although this ADU has only 721 square feet of living space, there is room enough for two bedrooms.
Design: Propel Studio | Builder: JLTB Construction | Photo by Josh Partee | Cost to build: $185,000 in 2017 | Article adapted from “ADU Case
Studies” by Lina Menard on AccessoryDwellings.org
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Practical Solutions for ADUs

Local laws can both allow and appropriately control the creation of accessory dwellings
There are more than 19,000 cities, 16,000 towns and
3,000 counties in the United States. Regulations about
ADUs are typically written or adopted at the local
government level.
Where it’s legal to build ADUs, homeowners still need
to follow rules about where it can be done, how tall
they can be, how many square feet they can contain,
what they can look like and how they can be used.
These rules can be found in the local zoning code.
Over the past few decades it has become clear that
there’s a balance to strike between the strictness of
ADU regulations and how often ADUs get built.
For instance, after Portland, Oregon, relaxed its ADU
rules in 2010 and waived impact fees (a savings of up
to $12,000), the number of ADUs built there increased
from about 30 per year between 2000 and 2009 to
practically one ADU a day in 2015.
Changes in California’s ADU laws allowed Los Angeles to
achieve an even more dramatic increase, going from
80 permit applications in 2016 to nearly 2,000 in 2017.
Allowing both an ADU and a “Junior ADU,” or JADU
— an interior ADU of 500 square feet or fewer — on
properties in Sonoma County were among the urgent

policies adopted in the wake of Northern California’s
many devastating fires.
Meanwhile, in many jurisdictions, well-intentioned but
burdensome rules can stymie the creation of ADUs.
ADU-related zoning codes should be restrictive
enough to prevent undesirable development but
flexible enough that they actually get built.
When a community is worried about a potentially
undesirable outcome, it can — and many do — craft
regulations to prevent particular building types,
locations or uses. A city concerned about the
environmental impact of new structures might
prohibit placing detached ADUs in precarious
locations, such as on steeply sloping lots. Communities
wary of ADUs becoming, for instance, off-campus
student housing could establish occupancy rules.
Every community has its own priorities and concerns,
and there’s a wide enough range of regulatory controls
that communities can write appropriate ADU rules.
This inherent flexibility in the form and function of
ADUs allows them to pass political muster and get
adopted in a wide range of places. (See page 16 for
more about uses and rules.)

Rules that discourage ADUs
• ADU-specific regulations that don’t also apply to primary
dwellings (e.g., owner-occupancy requirements)
• complex design compatibility criteria and approval steps
• off-street parking requirements beyond those required
for the primary dwelling
• restrictions that limit ADUs to certain geographic areas,
particular zoning categories or to large lots
• caps on square footage relative to the primary house
that make it easy to add an ADU to a large home but
hard or impossible to add one to a small home

TRADING SPACES: An ADU is always the smaller
of two dwellings on a property, but it’s possible for
an existing home to become the ADU when a larger
house is built and becomes the primary dwelling.
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Are ADUs allowed in
your community?
Find out by calling the office in charge
of land use and permits or stopping by
in person. You can also search for and
read the zoning code through the local
government’s website.
• If ADUs are allowed, ask what
conditions, permit needs and impact
fees apply.
• If ADUs are not allowed in your
community and you want them to be,
ask an elected official or the local
department of zoning and planning for
information about how the codes can
be updated. Then get organized and
start advocating!

Creating (or Understanding)
an ADU Zoning Code

The ADU section of a community’s zoning code needn’t be overly complicated.
It just needs to establish clear, objective and fair rules for the following:
1. A Definition: A good zoning code clearly defines its
terminology. Here, for example, is a useful outline for what,
in the real world, is a very fluid term: “An ADU is a smaller,
secondary home on the same lot as a primary dwelling. ADUs
are independently habitable and provide the basic
requirements of shelter, heat, cooking and sanitation.”
2. The Purpose: This is where the code describes key
reasons a community allows ADUs. They should:
• increase the number of housing units while respecting
the style and scale of single-dwelling development
• bolster the efficient use of existing housing stock and
infrastructure
• provide housing that’s affordable and respond to the
needs of smaller, changing households
• serve as accessible housing for older adults and
people with disabilities
3. Eligibility: Who can build an ADU and on what type of
property? A statement in this part of the code clarifies that
an ADU can be placed only on a “residentially zoned,
single-family lot.” (Some communities provide lot size
standards, but many don’t.)
4. Creation: This is where the code sets out how an ADU
can be built. For instance: “An ADU may be created through
new construction, the conversion of an existing structure,
as an addition to an existing structure or as a conversion of
a qualifying existing house during the construction of a new
primary dwelling on the site.”
5. Quantity: Most municipalities that permit ADUs allow
one per lot. Vancouver, British Columbia; Sonoma County,
California; and Tigard, Oregon, are among the few that
allow two per lot (typically one internal and one external).
Some communities also allow duplexes or townhomes to
have ADUs, either in the backyard or on the ground floor.
6. Occupancy and Use: A code should state that the
use-and-safety standards for ADUs match those that apply
to the primary dwelling on the same property. (See page 17
for more about ADU uses.)
7. Design Standards:
• Size and height: A zoning code might specify exactly
how large and tall an ADU is allowed to be. For
instance, “an ADU may not exceed 1,000 square feet

or the size of the primary dwelling, whichever is
smaller.” Codes often limit detached ADUs to 1.5 or 2
stories in height. (An example of that language: “The
maximum height allowed for a detached ADU is the
lesser of 25 feet at the peak of the roof or the height
of the primary dwelling.”)
• Parking: Most zoning codes address the amount and
placement of parking. Some don’t require additional
parking for ADUs, some do, and others find a middle
ground — e.g., allowing tandem parking in the
driveway and/or on-street parking. (See page 16 for
more about parking.)
• Appearance: Standards can specify how an ADU’s
roof shape, siding type and other features need to
match the primary dwelling or neighborhood norms.
Some codes exempt one-story and internal ADUs
from such requirements. (See page 16 for more
about making sure that ADUs fit into existing
neighborhoods.)
• Entrances and stairs: Communities that want ADUs
to blend into the background often require that an
ADU’s entrance not face the street or appear on the
same facade as the entrance to the primary dwelling
(unless the home already had additional entrances
before the ADU was created).
8. Additional Design Standards for Detached ADUs:
• Building setbacks: Many communities require
detached ADUs to either be located behind the
primary dwelling or far enough from the street to be
discreet. (A code might exempt preexisting detached
structures that don’t meet that standard.) Although
this sort of rule can work well for neighborhoods of
large properties with large rear yards, communities
with smaller lot sizes may need to employ a more
flexible setback-and-placement standard.
• Building coverage: A code will likely state that the
building coverage of a detached ADU may not be
larger than a certain percentage of the lot that is
covered by the primary dwelling.
• Yard setbacks: Most communities have rules about
minimum distances to property lines and between
buildings on the same lot. ADUs are typically required
to follow the same rules.

Visit AARP.org/ADU to see examples of ADU zoning codes from selected cities.
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ADU “Hot Topics”

As communities allow ADUs or update existing zoning codes and rules to be more
ADU-friendly, they inevitably wrestle with some or all of the following issues:

Adding ADUs to neighborhoods

Providing places to park

Recognizing that ADUs may represent a new housing
type for existing neighborhoods, communities often
write special rules to ensure they’ll fit in well. These
guidelines typically address visual compatibility with
the primary dwelling, appearance from the street (if
the ADU can be seen) and privacy for neighbors.
Rules that help achieve these goals include:

ADU regulations often include off-street-parking
minimums on top of what’s already required for the
primary dwelling. Such rules can prevent homeowners
from building ADUs if there’s insufficient physical space
to accommodate the parking. However, additional
parking often isn’t needed.

• height and size caps mandating that ADUs be
shorter and smaller than the primary dwelling
• requirements that detached ADUs be behind the
main house or a minimum distance from the street
• mandates that the design and location of detached
ADUs be managed the same way as other detached
structures (e.g., garages) on the lot
• design standards for larger or two-story ADUs so
they architecturally match the primary dwelling or
reflect and complement neighborhood aesthetics
• encouragement for the creation of internal ADUs,
which are often unnoticed when looking at the house
Each community can strike its own unique balance
between strict rules to ensure that ADUs have a
minimal impact on neighborhoods and more flexible
rules that make them easier to build.

More-realistic parking rules might:
• require the creation of new parking only if the ADU

displaces the primary dwelling’s existing parking
• waive off-street-parking requirements at locations
within walking distance of transit
• allow parking requirements for the house and ADU
to be met by using some combination of off-street
parking, curb parking, and tandem (one car in front
of the other) parking in a driveway

Dealing with unpermitted ADUs
It’s not uncommon for homeowners to convert a
portion of their residence into an ADU in violation
(knowingly or not) of zoning laws or without permits.
Such illegal ADUs are common in cities with tight
housing markets and a history of ADU bans. One
example is New York City, which gained 114,000
apartments between 1990 and 2000 that aren’t
reflected in certificates of occupancy or by safety
inspections.
Some cities have found that legalizing ADUs,
simplifying ADU regulations and/or waiving fees can
be effective at getting the owners of illegal ADUs
to “go legit” — and address safety problems in the
process.
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PHOTO BY KOL PETERSON, BUILDINGANADU.COM

q A top floor ADU can be a suitable rental for a student
or someone who travels a lot for work. ADU expert Kol
Peterson grew up in a home with an attic ADU that was
usually rented to law school students. “They had to walk
up the primary house’s interior stairs in order to access
the affordable attic unit,” he writes in Backdoor
Revolution: The Definitive Guide to ADU Development.
“Over the years that each of them lived there, the tenants
became parts of our family.”

Data from Portland, Oregon, shows that there are an
average of 0.93 cars for each ADU, and that about half
of all such cars are parked on the street. With fewer
than 2 percent of Portland homes having ADUs (the
highest percentage in the country), there is about one
extra car parked on the street every six city blocks.
This suggests that any impacts on street parking from
ADUs are likely to be quite small and dispersed, even
in booming ADU cities.

Allowing and Restricting Uses
Communities get to decide whether to let ADUs be used just like any other housing type or to create special
rules for them. Some municipalities take a simple approach, regulating ADUs just as they do other homes.
So if a home-based childcare service is allowed to operate in the primary dwelling, it is also allowed in an
ADU. Conversely, communities sometimes adopt ADU-specific regulations in order to avoid undesirable
impacts on neighbors. Examples include:

Limiting short-term rentals
ADUs tend to work well as shortterm rentals. They’re small and the
owner usually lives on-site, making
it convenient to serve as host.
However, if ADUs primarily serve
as short-term rentals, such as for
Airbnb and similar services, it
undermines the objective of
adding small homes to the local
housing supply and creating
housing that’s affordable.
In popular markets, short-term
rentals can be more profitable
than long-term ones, allowing
homeowners to recoup their ADU
expenses more quickly. In addition,
short-term rentals can provide
owners with enough income that
they can afford to occasionally use
the ADU for friends and family.
A survey of ADU owners in three
Pacific Northwest cities with
mature ADU and short-term rental
markets found that 60 percent of
ADUs are used for long-term
housing as compared with 12
percent for short-term rentals.
Respondents shared that they
“greatly value the ability to use an

ADU flexibly.” For instance, an
ADU can be rented nightly to
tourists, then someday rented to a
long-term tenant, then used to
house an aging parent. ADUs
intended primarily for visting
family are sometimes used as
short-term rentals between visits.
Cities concerned about short-term
rentals often regulate them across
all housing types. If there are
already rules like this, special ones
might not be needed for ADUs. An
approach employed in Portland,
Oregon, is to treat ADUs the same
except that any financial incentives
(such as fee waivers) to create
them are available only if the
property owner agrees not to use
the ADU as a short-term rental for
at least 10 years.

Requiring owner-occupancy
Some jurisdictions require the
property owner to live on-site,
either in the primary house or its
ADU. This is a common way of
addressing concerns that absentee
landlords and their tenants will
allow homes and ADUs to fall into
disrepair and negatively impact the
neighborhood.

While not technically ADUs,
tiny houses can serve a similar purpose
u Because tiny houses — such as the 100-square-foot “Lucky
Penny,” pictured — are built on a trailer with wheels rather than
on a fixed foundation, they are typically classified as recreational
vehicles (RVs) rather than permanent residences. Although tiny
homes are usually smaller than 400 square feet, many of them do
contain a kitchen and bathroom.
Design and Builder: Lina Menard, Niche Consulting | Photos by Guillaume Ditilh, PhotoXplorer

Owner-occupancy rules are usually
implemented through a deed
restriction and/or by filing an
annual statement confirming
residency. Some cities go further,
saying ADUs can be occupied only
by family members, child- or
adult-care providers, or other
employees in service of the family.
Owner-occupancy requirements
make the financing of ADUs more
difficult, just as they would if
applied to single-family homes.
But as ADUs have become more
common, owner-occupancy
restrictions have become less so,
which is good. Such requirements
limit the appraised value of
properties with ADUs and reduce
options for lenders should they
need to foreclose.
Enforcing owner-occupancy laws
can be tricky, and the rules have
been challenged in courts,
sometimes successfully. However,
according to a study by the Oregon
Department of Environmental
Quality, more than two-thirds of
properties with ADUs are owneroccupied even without an owneroccupancy mandate.

ABOVE-GARAGE ADU

DETACHED-BEDROOM ADU

DETACHED ADU

• An accessory dwelling unit is a small residence that
shares a single-family lot with a larger primary dwelling.
• As an independent living space, an ADU is self-contained,
with its own kitchen or kitchenette, bathroom and living/
sleeping area. (Garage apartments and backyard
cottages are each a type of ADU.)
• ADUs can enable homeowners to provide needed
housing for their parents, adult children, grandchildren
or other loved ones.
• An ADU can provide older adults a way to downsize on
their own property while a tenant or family member
resides in the larger house.
• Since homeowners can legally rent out an ADU house or
apartment, ADUs are an often-essential income source.
• ADUs help to improve housing affordability and diversify
a community’s housing stock without changing the
physical character of a neighborhood.

Learn more about ADUs and
order or download

The ABCs of ADUs
by visiting

AARP.org/ADU
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• ADUs are a beneficial — and needed — housing option
for people of all ages.
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Glen Cole
From:
Sent:
To:
Cc:
Subject:
Attachments:

Trombley, Jason <Jason.Trombley@am.jll.com>
Tuesday, July 7, 2020 10:34 AM
Glen Cole
Trombley, Courtney
NWC Scranton & Evanston Home Plans PCZBA Workshop
180424 Trombley - Record Set.pdf

Hi Glen,
Hope you had a great 4th of July Holiday with friends and family.
Per our phone conversation last week, Courtney and I would like to have a “workshop” with the PCZBA regarding the
area we are planning for our elderly parents above the garage in our new home plans for the NWC of Evanston and
Scranton.
As you will see in the attached drawings, we have planned a small kitchen in this area in addition to the one that would
serve the main family home. It is my understanding from conversations with Mike Croak and yourself that a 2nd kitchen
in a single dwelling might not be allowed under current R‐4 zoning due to density issues.
We feel that the PCZBA’s consideration of this additional amenity is worthy and submit the following arguments:
1) The minimum single family lot under the current zoning is 7,500 sf. We intend to build 1 home on 14,250 sf of
land, which is just 750sf shy of being able to build 2 homes with two distinct kitchens as‐of‐right.
a. We are 5% short of being able to build a complete 2nd home with a distinct 2nd kitchen and a complete
separate family. We are not doing that. The small kitchen in the “mother‐in‐law” suite above the
garage would be to serve 1‐2 of our aging parents as opposed to a whole other family and would
therefore not add additional density pressures per the intent and spirit of the code.
2) The Covid‐19 Pandemic has wreaked havoc on our most susceptible elderly members of society. Courtney and
my parents definitely fall into this category with several pre‐existing health conditions. Putting them into acute
or long‐term care facilities would be highly risky to their health and potentially their lives. A significant
motivational aspect of moving forward with building the new home would be to accommodate being able to
care for our parents in our own home. We cannot do it now in our current home just down the block. We need
the additional space and the additional small kitchen area.
Thank you for your time, effort and consideration. We look forward to the productive conversation.
Best Regards,
Jason

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

CROWN TYPE

TRIM FINISH

MECH.
SUPPLY

MECH.
VENT.

CFM

CFM

REMARKS

001

STORAGE

496

39.7

19.8

0

0

20.1

19.3

X

X

NOT REQ'D

002

STORAGE / MECHANICAL

546

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

003

MECHANICAL

99

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

004

LAUNDRY

57

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

1ST FLOOR

001

FAMILY ROOM

F-6

W-1A

C-1A

PAINT

002

STORAGE / MECHANICAL

F-6

W-1A

C-1A

N/A

003

MECHANICAL

F-6

W-1A

C-1A

N/A

101

ENTRY HALL

F-1A

W-1B

C-1B

PAINT

BOX BEAM CEILING

102

LIVING ROOM

F-1A

W-1B

C-2

PAINT

BOX BEAM CEILING

103

SUNROOM

F-1A

W-2

C-2

PAINT

PANELLED WALLS & BOX BEAM CLG

104

DINING

F-1A

W-1B

C-2

PAINT

105

LAUNDRY

F-2

W-1A

C-1A

PAINT

106

BREAKFAST ROOM

F-1A

W-1B

C-1B

PAINT

107

KITCHEN / DINING

F-1A

W-1B

C-1B

PAINT

108

MUDROOM

F-2

W-1B

C-1B

PAINT

101

ENTRY HALL

106

0.0

0.0

0

0

27.8

41.6

X

X

NOT REQ'D

109

POWDER

F-1A

W-1B

C-1B

PAINT

102

LIVING ROOM

357

28.6

14.3

0

0

120.2

82.7

X

X

110

ENTRY HALL

F-1A

W-1B

C-2

PAINT

103

SUNROOM

194

15.5

7.8

0

0

108.2

74.4

X

X

111

STAIR HALL

F-1A

W-1B

C-1B

PAINT

104

NOT USED

112

GARAGE

F-6

W-1A

C-1A

N/A

105

LAUNDRY

35

0.0

0.0

0

0

0.0

0.0

X

X

106

BREAKFAST ROOM

63

5.0

2.5

0

0

24.0

16.5

X

X

107

KITCHEN / DINING

401

32.1

16.0

0

0

43.7

29.1

X

X

108

MUDROOM

40

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

109

POWDER

26

0.0

0.0

0

0

0.0

0.0

X

X

110

ENTRY HALL

66

0.0

0.0

0

0

27.8

41.6

X

111

STAIR HALL

76

0.0

0.0

0

0

0.0

0.0

112

GARAGE

627

0.0

0.0

0

0

31.8

212.4

NOT REQ'D

LOFT

F-1B

W-1A

C-1A

PAINT

202

MASTER BEDROOM

F-1B

W-1A

C-1A

PAINT

203

MASTER CLOSET

F-1B

W-1A

C-1A

PAINT

NOT REQ'D

204

MASTER BATH

F-2

W-1A/W-3

C-1A

PAINT

X

NOT REQ'D

205

BEDROOM 1

F-1B

W-1A

C-1A

PAINT

X

X

NOT REQ'D

205A

CLOSET 1

F-1B

W-1A

C-1A

PAINT

NEW CLOSET SHELVES AND HANGING

X

X

NOT REQ'D

206

J&J VANITY

F-2

W-1A/W-3

C-1A

PAINT

VANITY FOR PAINT

207

J&J BATH

F-2

W-1A/W-3

C-1A

PAINT

208

BEDROOM 2

F-1B

W-1A

C-1A

PAINT

LOFT

83

6.6

3.3

0

0

20.1

19.3

X

X

208A

CLOSET 2

F-1B

W-1A

C-1A

PAINT

202

MASTER BEDROOM

210

16.8

8.4

0

0

20.1

19.3

X

X

209

REAR HALL

F-1B

W-1A

C-1A

PAINT

203

MASTER CLOSET

90

0.0

0.0

0

0

12.6

12.3

X

X

NOT REQ'D

209A

LINEN

F-1B

W-1A

C-1A

PAINT

204

MASTER BATH

58

0.0

0.0

0

0

16.4

15.8

X

X

NOT REQ'D

210

BEDROOM 3

F-1B

W-1A

C-1A

PAINT

205

BEDROOM 1

106

8.5

4.2

0

0

20.1

19.3

X

X

CLOSET 3

F-1B

W-1A

C-1A

PAINT

CLOSET 1

11

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

211

BATH 1

F-2

W-1A/W-3

C-1A

PAINT

206

J&J VANITY

32

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

212

BEDROOM 4

F-1B

W-1A

C-1A

PAINT

207

J&J BATH

28

0.0

0.0

0

0

10.1

9.7

X

X

NOT REQ'D

213

CLOSET

F-1B

W-1A

C-1A

PAINT

208

BEDROOM 2

155

12.4

6.2

0

0

40.3

38.6

X

X

214

BATH 4

F-2

W-1A/W-3

C-1A

PAINT

208A

CLOSET 2

10

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

215

LIVING ROOM

F-1B

W-1A

C-1A

PAINT

209

REAR HALL

39

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

216

KITCHEN

F-1B

W-1A

C-1A

PAINT

LINEN

8

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

BEDROOM 3

107

8.6

4.3

0

0

30.2

29.0

X

X

CLOSET 3

10

0.0

0.0

0

0

0.0

0.0

X

X

NOT REQ'D

TYPE

211

BATH 3

44

0.0

0.0

0

0

10.1

9.7

X

X

NOT REQ'D

FLOORING

212

BEDROOM 4

144

11.5

5.8

0

0

20.1

19.3

X

X

213

CLOSET

60

0.0

0.0

0

0

0.0

0.0

X

X

214

BATH 4

43

0.0

0.0

0

0

10.1

9.7

X

X

215

LIVING ROOM

249

19.9

10.0

0

0

40.3

38.6

X

216

KITCHEN

130

10.4

5.2

0

0

20.1

19.3

217

CLOSET

13

0.0

0.0

0

0

0.0

0.0

210A

210A

2018 Northworks Architects & Planners - All rights reserved.
Any discrepancies shall be reported immediately to the
Architect before proceeding. Only figured dimensions should
be used. Contractors and fabricators to verify all dimensions
on site prior to beginning Work.

CUSTOM CLOSET MILLWORK

NEW CLOSET SHELVES AND HANGING

NEW CLOSET SHELVES AND HANGING
NEW CLOSET SHELVES AND HANGING

NEW CLOSET SHELVES AND HANGING

LEGEND
DESCRIPTION

F-1A

WOOD FLOOR - CHARACTER GRADE WHITE OAK, 6" BOARD

NOT REQ'D

F-1B

WOOD FLOOR - STRIP WHITE OAK FLOOR

NOT REQ'D

F-2

STONE OR CERAMIC TILE

X

F-3

CARPET

X

X

F-5

STAINED CONCRETE

X

X

F-6

EPOXY FLOOR

NOT REQ'D

1. WHERE ARTIFICIAL LIGHTING IS REQUIED, IT SHOULD MEET THE CODE REQUIREMENT OF 10 FOOT-CANDLES OVER THE AREA OF THE ROOM AT A HEIGHT OF 30" ABOVE THE
FLOOR LEVEL.
2. INTERIOR STAIRWAYS AND EXTERIOR STAIRWAYS SERVING THE DWELLING SHALL HAVE AN ILLUMINATION LEVEL ON TREAD RUNS OF NOT LESS THAN 1 FOOT-CANDLE.

NOTES

SPECIFICATION TO BE DETERMINED. SHOWER FLOORS TO BE OVER SCHLUTER DITRA SYSTEM.

WALLS

W-1A

DRYWALL, LEVEL 4 FINISH (TAPED AND SANDED), PAINTED MOLD & MOISTURE RESISTANT GYP. BD. IN ALL BATHROOMS,
BASEMENT AREAS & GARAGE

W-1B

DRYWALL, LEVEL 5 FINISH (TAPED AND SANDED WITH THIN
JOINT COMPOUND SKIM COAT), PAINTED

3. MECHANICAL VENTILATION REQUIRED BY CODE SHALL MEET THE REQUIREMENTS OF THE INTERNATIONAL MECHANICAL CODE.
4. VENTILATION SHALL BE PROVIDED IN COMPLIANCE W/SECTION R303

C

VANITY FOR PAINT

201

201

210

T 312-440-9850
F 312-440-9851
www.nwks.com

SECOND FLOOR

2ND FLOOR

209A

1512 N. Throop Street
Chicago, Illinois 60642

FIRST FLOOR

BASEMENT

205A

NOTES

BASEMENT

ACTUAL PROVIDED

MECH.
SUPPLY

FLOOR

NOT FOR CONSTRUCTION / FOR COORDINATION ONLY

ORDINANCE REQUIREMENTS

ROOM NAME

ISSUED DATE

ISSUED FOR

03.16.2017

ISSUE FOR OWNER REVIEW

04.03.2017

ISSUE FOR OWNER REVIEW

04.25.2017

ISSUE FOR PRICING

06.05.2017

ISSUE FOR OWNER REVIEW

06.26.2017

ISSUE FOR OWNER REVIEW

10.10.2017

ISSUE FOR PRICING

10.24.2017

EXT. ELEVS FOR PRICING

W-2

WOOD PANELING - MAPLE FOR PAINT.

11.06.2018

CLIENT REVIEW

W-3

STONE OR CERAMIC TILE

11.12.2018

CLIENT REVIEW

11.22.2018

ISSUE FOR PRICING

11.25.2018

ISSUE FOR WALL SECTION

01.31.2018

ISSUE FOR PERMIT

03.13.2018

ISSUE FOR OWNER REVIEW

04.24.2018

RECORD SET

CEILING

C-1A

C-1B

DRYWALL, LEVEL 4 FINISH
(TAPED AND SANDED),
PAINTED - C-1A INDICATES
MOLD & MOISTURE
RESISTANT GYP. BD.
DRYWALL, LEVEL 5 FINISH
(TAPED AND SANDED WITH
1/8" PLASTER SKIM COAT),
PAINTED

C-2

6" POPLAR T&G BOARDS. BOX BEAMS WHERE INDICATED IN
NOTES AND SHOWN ON PLANS.

C-3

STONE SLAB

PROFESSIONAL SEAL

POPLAR FOR PAINT OR OAK FOR STAIN.

THRESHOLDS

TH1

STONE/CERAMIC TILE

TH2

SOLID PIECE WHITE OAK

TH3

EQUAL SIZES WHITE OAK, 6"
MIN

PROJECT

TROMBLEY RESIDENCE

570 EVANSTON AVE
LAKE BLUFF, IL 60044
1639

Project No.

NL/CH

Drawn By

WB

Checked By

Discipline

Drawing No.

A 8.00
Drawing Name

ROOM FINISH SCHEDULE
& LIGHT AND VENT SCHEDULE

WINDOW SCHEDULE
LOCATION

DESCRIPTION

TOTAL
UNITS

LIGHT
PATTERN

FRAME SIZE
(W X H)

JAMB
DIMENSION

ROUGH HEAD
HEIGHT A.F.F.

EXTERIOR FINISH
(SEE NOTE 6)

INTERIOR
FINISH

HARDWARE
FINISH

DESCRIPT

DOOR
HANDING

UNITS PER
OPEN'G

LIGHT
PATTERN

DOOR
DIMENSION
(W X H)

JAMB
DIMENSION

ADDTN'L
SCREEN
DOORS

EXTERIOR
FINISH

INTERIOR
FINISH

NOTES
DOOR TAG

LOCATION

NOTES

A1.01

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

ED1.0

ENTRY HALL 101

INSWING

RH

1

NA

3'-0" X 7'-0"

6"

N

CLAD

PRIMED

TEMPERED SIDELITES

A1.02

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

ED1.1

ENTRY HALL 101

INSWING

LH

1

NA

3'-0" X 7'-0"

6"

Y

CLAD

PRIMED

TEMPERED SIDELITES

A1.03

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

ED2.0

ENTRY HALL 110

INSWING

LH

1

NA

3'-0" X 7'-0"

6"

N

CLAD

PRIMED

TEMPERED SIDELITES

A1.04

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

ED2.1

ENTRY HALL 110

INSWING

RH

1

NA

3'-0" X 7'-0"

6"

Y

CLAD

PRIMED

TEMPERED SIDELITES

A1.05

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

ED3.0

STAIR HALL 111

INSWING

RH

1

NA

3'-0" X 7'-0"

4 3/4"

N

CLAD

PRIMED

A1.06

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

GD1.1

GARAGE 112

O.H. DOOR

-

1

NA

8'-4" X 8'-0"

8 3/8"

N

PRIMED

PRIMED

A1.07

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

GD1.2

GARAGE 112

O.H. DOOR

-

1

NA

8'-4" X 8'-0"

8 3/8"

N

PRIMED

PRIMED

A1.08

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

GD1.3

GARAGE 112

O.H. DOOR

-

1

NA

8'-4" X 8'-0"

8 3/8"

N

PRIMED

PRIMED

A1.09

KITCHEN/DINING 107

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

A1.10

KITCHEN/DINING 107

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

A1.11

KITCHEN/DINING 107

CASEMENT

1

2/2

2'-8"x 4'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

DOOR TYPE

KITCHEN/DINING 107

CASEMENT

1

2/2

2'-8"x 4'-0"

-

-

CLAD

PRIMED

TBD

DOOR
WIDTH

DOOR
HEIGHT

DOOR
THICKNESS

DOOR
MATERIAL

DOOR
FINISH

FRAME
FINISH

FUNCTION

A1.12

DOOR
HANDING

A1.13

BREAKFAST ROOM 106

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.14

BREAKFAST ROOM 106

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.15

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.16

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

-

-

CLAD

PRIMED

TBD

A1.17

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.18

LIVING ROOM 102

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.19

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.20

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

-

CLAD

PRIMED

TBD

A1.21

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

-

CLAD

PRIMED

TBD

A1.22

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.23

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.24

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

8'-4"

CLAD

PRIMED

TBD

A1.25

SUNROOM 103

CASEMENT

1

2/2

2'-8"x 4'-0"

-

-

CLAD

PRIMED

TBD

B1.01

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

-

8'-4"

CLAD

PRIMED

TBD

B1.02

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

-

8'-4"

CLAD

PRIMED

TBD

B1.03

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

-

8'-4"

CLAD

PRIMED

TBD

B1.04

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

7 7/8"

12'-8 3/8"

CLAD

PRIMED

TBD

B1.05

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

7 7/8"

12'-8 3/8"

CLAD

PRIMED

TBD

B1.06

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

B1.07

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

B1.08

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

B1.09

SUNROOM 103

FIXED

1

1/2

2'-8"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

C1.01

LIVING ROOM 102

FIXED

1

1/2

5'-4"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

C1.02

LIVING ROOM 102

FIXED

1

1/2

5'-4"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

C1.03

LIVING ROOM 102

FIXED

1

1/2

5'-4"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

C1.04

KITCHEN/DINING 107

FIXED

1

1/2

5'-4"x 2'-0"

7 7/8"

7'-6 3/8"

CLAD

PRIMED

TBD

C1.05

KITCHEN/DINING 107

FIXED

1

1/2

5'-4"x 2'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

C1.06

BREAKFAST ROOM 106

FIXED

1

1/2

5'-4"x 2'-0"

11 7/8"

7'-8"

CLAD

PRIMED

TBD

C1.07

LIVING ROOM 102

FIXED

1

1/2

5'-4"x 2'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

C1.08

LIVING ROOM 102

FIXED

1

1/2

5'-4"x 2'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.01

MASTER BATH 204

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.02

LOFT 211

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.03

LOFT 211

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.04

BATH 1 211

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.05

BEDROOM 3 210

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.06

BEDROOM 3 210

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.07

BEDROOM 3 210

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.08

BEDROOM 2 208

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.09

BEDROOM 2 208

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.10

BEDROOM 2 208

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.11

BEDROOM 2 208

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.12

J&J BATH 207

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.13

BEDROOM 1 205

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.14

BEDROOM 1 205

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

D1.15

MASTER BEDROOM 202

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

D1.16

MASTER CLOSET 203

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

D1.17

LIVING ROOM 215

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

D1.18

LIVING ROOM 215

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

D1.19

LIVING ROOM 215

CASEMENT

1

2/2

3'-0"x 4'-0"

D1.20

LIVING ROOM 215

CASEMENT

1

2/2

D1.21

LIVING ROOM 215

CASEMENT

1

D1.22

LIVING ROOM 215

CASEMENT

D1.23

BEDROOM 4 212

D1.24

1512 N. Throop Street
Chicago, Illinois 60642
T 312-440-9850
F 312-440-9851
www.nwks.com
C
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be used. Contractors and fabricators to verify all dimensions
on site prior to beginning Work.

INTERIOR DOOR SCHEDULE
DOOR NO.

DOOR LOCATION

DESCRIPTION

NOTES

NOT FOR CONSTRUCTION / FOR COORDINATION ONLY

WINDOW
TAG

EXTERIOR DOOR SCHEDULE

BASEMENT

002

STORAGE/MECHANICAL 002

(2) PANEL SWING DOOR

ID-1

RH

3'-0"

7'-0"

1-3/4"

MDF

PTD

PTD

PASSAGE

003

MECHANICAL CLOSET 002

(2) PANEL DOUBLE DOOR

ID-1

LH

3'-0"

7'-0"

1-3/4"

MDF

PTD

PTD

PASSAGE

105

POWDER 105

(2) PANEL SWING DOOR

ID-1

LH

3'-0"

7'-6"

1-3/4"

WD

STAIN

PTD

PRIVACY

108

MUDROOM 108

CASED OPENING

-

-

3'-6"

7'-6"

-

-

-

-

-

109

LAUNDRY 109

(2) PANEL POCKET DOOR

ID-1

-

2'-8"

7'-6"

1-3/4"

WD

STAIN

PTD

PASSAGE

110.1

ENTRY HALL 110

CASED OPENING

-

-

3'-6"

7'-6"

-

-

-

-

-

110.2

ENTRY HALL 110

CASED OPENING

-

-

3'-6"

7'-6"

-

-

-

-

-

B-LABEL FIRE RESISTANT DOOR

FIRST FLOOR

SECOND FLOOR

MASTER BEDROOM 202

(2) PANEL SWING DOOR

ID-1

LH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

203

MASTER CLOSET 203

(2) PANEL SWING DOOR

ID-1

LHR

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

204

MASTER BATH 204

TEMPERED GLASS DOOR

ID-3

RHR

2'-6"

7'-0"

1/2"

GLASS

-

-

-

205.1

BEDROOM 1 205

(2) PANEL SWING DOOR

ID-1

RH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

205.2

BEDROOM 1 205

(2) PANEL DOUBLE SWING DOOR

ID-1

DOUBLE

4'-0"

7'-0"

1-3/4"

WD

STAIN

PTD

PASSAGE

205.3

BEDROOM 1 205

(2) PANEL SWING DOOR

ID-1

LH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

J&J BATH 207

CASED OPENING

-

-

2'-8"

7'-0"

-

-

-

-

-

208.1

BEDROOM 2 208

(2) PANEL SWING DOOR

ID-1

LH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

208.2

BEDROOM 2 208

(2) PANEL DOUBLE SWING DOOR

ID-1

DOUBLE

4'-0"

7'-0"

1-3/4"

WD

STAIN

PTD

PASSAGE

208.3

BEDROOM 2 208

(2) PANEL SWING DOOR

ID-1

RH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

209

REAR HALL 209

(2) PANEL DOUBLE SWING DOOR

ID-1

DOUBLE

3'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PASSAGE

210.1

BEDROOM 3 210

(2) PANEL SWING DOOR

ID-1

LH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

210.2

BEDROOM 3 210

(2) PANEL DOUBLE SWING DOOR

ID-1

DOUBLE

4'-0"

7'-0"

1-3/4"

WD

STAIN

PTD

PASSAGE

211.1

BATH 3 211

(2) PANEL SWING DOOR

ID-1

LH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

211.2

BATH 3 211

TEMPERED GLASS DOOR

ID-3

LH

2'-6"

7'-0"

1/2"

GLASS

-

-

-

212

BEDROOM 4 212

(2) PANEL SWING DOOR

ID-1

RH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

213

CLOSET 213

(2) PANEL SWING DOOR

ID-1

LH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PASSAGE

214.1

BATH 4 214

(2) PANEL SWING DOOR

ID-1

RH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

214.2

BATH 4 214

TEMPERED GLASS DOOR

ID-3

RH

2'-2"

7'-0"

1/2"

GLASS

-

-

-

215

LIVING ROOM 215

(2) PANEL SWING DOOR

ID-1

RH

2'-8"

7'-0"

1-3/4"

WD

STAIN

PTD

PRIVACY

217

LIVING ROOM 215

(2) PANEL DOUBLE SWING DOOR

ID-1

DOUBLE

5'-0"

7'-0"

1-3/4"

WD

STAIN

PTD

PASSAGE

202.1

207

STARPHIRE GLASS

DOOR HARDWARE NOTES:

1. HINGES TO BE 4" x 4" 5 KNUCKLE HINGES. DOORS UNDER 8'-0" TO HAVE 4 HINGES PER LEAF.

ISSUED DATE

ISSUED FOR

2. DOOR TO HAVE MORTISE BOXES - FUNCTION PER SCHEDULE.

03.16.2017

ISSUE FOR OWNER REVIEW

3. LEVERS/KNOBS SPECIFICATIONS PER INTERIOR DESIGNER.

04.03.2017

ISSUE FOR OWNER REVIEW

4. HARDWARE FINISHES TO BE COORDINATED WITH ARCHITECT & INTERIOR DESIGNER.

04.25.2017

ISSUE FOR PRICING

06.05.2017

ISSUE FOR OWNER REVIEW

06.26.2017

ISSUE FOR OWNER REVIEW

10.10.2017

ISSUE FOR PRICING

10.24.2017

EXT. ELEVS FOR PRICING

11.06.2018

CLIENT REVIEW

11.12.2018

CLIENT REVIEW

11.22.2018

ISSUE FOR PRICING

11.25.2018

ISSUE FOR WALL SECTION

TBD

01.31.2018

ISSUE FOR PERMIT

PRIMED

TBD

03.13.2018

ISSUE FOR OWNER REVIEW

CLAD

PRIMED

TBD

04.24.2018

RECORD SET

12'-7"

CLAD

PRIMED

TBD

11 7/8"

12'-7"

CLAD

PRIMED

TBD

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

BEDROOM 4 212

CASEMENT

1

2/2

3'-0"x 4'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

E1.01

MASTER CLOSET 203

CASEMENT

1

2/2

3'-0"x 3'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

E1.02

MASTER CLOSET 203

CASEMENT

1

2/2

3'-0"x 3'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

E1.03

MASTER BATH 204

CASEMENT

1

2/2

3'-0"x 3'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD

E1.04

KITCHEN 216

CASEMENT

1

2/2

3'-0"x 3'-0"

11 7/8"

12'-7"

CLAD

PRIMED

TBD
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TROMBLEY RESIDENCE

1.

HEAD HEIGHTS GIVEN FROM INTERIOR FINISHED FLOOR TO TOP OF UNIT FRAME. REFER TO MANUFACTURER'S ROUGH OPENING DIMENSIONS.

2.

ALL UNITS TO BE SIMULATED DIVIDED LITE WITH SPACER BARS AND ARGON INSULATED GLASS WITH LOW-E COATING, UNLESS NOTED OTHERWISE.

3.

ALL MANUFACTURERS TO SUBMIT COMPLETE SHOP DRAWINGS FOR ALL WINDOW AND DOOR UNITS TO ARCHITECT FOR APPROVAL PRIOR TO FABRICATION.

4.

INTERIOR FINISH ALTERNATES ARE SHOWN IN THE ROOM FINISH SCHEDULE. PLEASE REFER TO SHEET A8.01 FOR FURTHER INFORMATION.
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ALL GLAZING AT SHOWERS AND BATHTUBS TO HAVE SAFETY GLASS PER IBC SECTION R308
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QTY
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SERIES

MODEL/DESCRIPTION

FINISH

BATH 3

SUPPLIER

FIRST FLOOR

105

107

109

LAUNDRY
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J&J BATH

1

TOILET

1

SEAT/COVER

1

1512 N. Throop Street
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TOILET SUPPLY

1

LAVATORY

1

SHOWERHEAD

1

1

HANDSHOWER

WATER FILTER TAP

1

HANDSHOWER
HOLDER

1.00
00
1.00
00

LAVATORY

1

SHOWER VALVE

1

LAV. SUPPLY KIT

1

DIVERTER VALVE

1

AIR SWITCH

1

DRAIN TRIM

1

1

HAND TOWEL BAR

1

1

TOWEL BAR

1

LAVATORY

1

LAV. SUPPLY KIT

1

TOILET PAPER
HOLDER
FAUCET

TOILET

1

LAVATORY

1

SEAT/COVER

1

LAV. SUPPLY KIT

1

TOILET SUPPLY

1

TOILET

1

1

SEAT/COVER

1

TOILET SUPPLY

1

SHOWERHEAD

1

AIR SWITCH
CONTROLLER
FAUCET

214

BATH 4

1

FAUCET

1

LAVATORY

1

LAV. SUPPLY KIT

1

TOILET

1

SEAT/COVER

1

TOILET SUPPLY

1

SHOWERHEAD

1

HANDSHOWER
HOLDER
SHOWER T-STAT
VALVE

J&J VANITY

LAV. SUPPLY KIT

1

HANDSHOWER

206

1

LAV. SUPPLY KIT

SECOND FLOOR
MASTER BATH

LAVATORY

1

HAND TOWEL
BAR/RING
TOILET PAPER
HOLDER
204

1

FAUCET

KITCHEN/DININ
FAUCET
G

POWDER

FAUCET

216

1
1

HANDSHOWER
HOLDER
SHOWER VALVE

1

DIVERTER VALVE

1

DRAIN TRIM

1

HAND TOWEL BAR

1

TOWEL BAR

1

TOILET PAPER
HOLDER
FAUCET

KITCHEN

2018 Northworks Architects & Planners - All rights reserved.
Any discrepancies shall be reported immediately to the
Architect before proceeding. Only figured dimensions should
be used. Contractors and fabricators to verify all dimensions
on site prior to beginning Work.

PRESSURE BALANCE

1.00
00
1.00
00

HANDSHOWER

1.00
00
1.00
00
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PLUMBING SCHEDULE

THERMOSTATIC OR PRESSURE
BALANCE

1
1

ISSUED DATE

ISSUED FOR

1

LAVATORY

1

03.16.2017

ISSUE FOR OWNER REVIEW

SHOWER VALVE

1

WATER FILTER TAP

1

04.03.2017

ISSUE FOR OWNER REVIEW

1

1

ISSUE FOR PRICING

HAND SHOWER VALVE

AIR SWITCH

04.25.2017
06.05.2017

ISSUE FOR OWNER REVIEW

SHOWER DRAIN TRIM

1

AIR SWITCH
CONTROLLER

1

06.26.2017

ISSUE FOR OWNER REVIEW

10.10.2017

ISSUE FOR PRICING

HAND TOWEL BAR

1

NOTES

10.24.2017

EXT. ELEVS FOR PRICING

TOWEL BAR

1

1. SUPPLIERS ARE AS FOLLOWS:

11.06.2018

CLIENT REVIEW

11.12.2018

CLIENT REVIEW

11.22.2018

ISSUE FOR PRICING

11.25.2018

ISSUE FOR WALL SECTION

01.31.2018

ISSUE FOR PERMIT

03.13.2018

ISSUE FOR OWNER REVIEW

04.24.2018

RECORD SET

TOILET PAPER
HOLDER
FAUCET

2

LAV. SUPPLY KIT

2

SINK

2

TOILET

1

SEAT/COVER

1

TOILET SUPPLY

1

SHOWERHEAD

1

SHOWER VALVE

1

HAND TOWEL BAR

1

TOWEL BAR

1

TOILET PAPER
HOLDER

1

TUB

1

1
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MODEL
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NOTES

FIRST FLOOR

107

KITCHEN/DINING

PRESSURE BALACE

111

216

LAUNDRY 105

KITCHEN

A01

RANGE

1

A02

HOOD

1

A03

42" REFRIGERATOR/FREEZER

A04

THERMADOR

PCG305P

30" GAS RANGE, 5 BURNERS

STAINLESS STEEL

1

SUBZERO

BI-42UFD/S/TH

42" FRENCH DOOR REFRIGERATOR/FREEZER

STAINLESS STEEL

MICROWAVE

1

PANASONIC

NN-SD745S

22" MICROWAVE, 1250 WATTS

STAINLESS STEEL

A05

DISHWASHER

2

THERMADOR

DWHD440MFP

DISHWASHER

STAINLESS STEEL

A06

DISPOSAL

1

A07

30" DOUBLE WALL OVEN

1

A08

WASHER

1

FRONT LOAD WASHER

A09

DRYER

1

FRONT LOAD GAS DRYER

A10

RANGE

1

30" GAS RANGE, 4 BURNERS

A11

HOOD

1

A12

30" REFRIGERATOR/FREEZER

A13

INSKINERATOR
THERMADOR

PODC302

ELECTRIC CONVECTION WALL OVEN

3/4 HP
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1
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CLIENT REVIEW

11.12.2018

CLIENT REVIEW

11.22.2018

ISSUE FOR PRICING

11.25.2018
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01.31.2018
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04.24.2018
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