VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, September 16, 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 August 19, 2020 PCZBA Regular Meeting Minutes
4. A Public Hearing Regarding Amendments to the Tree Regulations contained in Title 10, Chapter

11, in order that the tree regulations may conform to proposed changes to the Village’s historic preservation
regulations. (PCZBA May Recommend to Village Board)

5. A Public Hearing Regarding 714 Birch Road to allow an encroachment into the required side yard

setback in order to construct a natural gas generator, and any other zoning relief as required to fully grant
the petition and construct the proposed improvements. (PCZBA May Take Final Action)

6. A Public Hearing Regarding 39-47 Sherwood Terrace (PIN 12-19-401-012) to grant:

(i) a special use permit to authorize the operation of a new automobiles dealership; (ii) variations from
Section 10-7A-6 to allow the construction of parking stalls and loading areas where they are otherwise
prohibited; and (iii) any other zoning relief required for the proposed improvements and operate the
proposed business. (PCZBA May Recommend to Village Board)

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.

7. Public Hearing – 28-38 E. Center Ave. and 53-91 E. Scranton Avenue (PIN 12-21-115-015)
Relief for Restaurant Uses (Special Use Permits, Variations, etc.)
The Petitioner seeks:
i.

A special use permit to authorize the operation of an eating place without drive-in or drivethrough facilities within the tenant space addressed as 79 E. Scranton Ave., including a drinking
place accessory to said eating place. The eating place is an expansion of Prairie Espresso,
currently located within the 91 E. Scranton Ave. tenant space on the Property, in order to
accommodate indoor customer seating and offer additional food and beverage options. The
expansion is anticipated to have a separate entrance for customers. Prairie Espresso currently
operates under a special use permit pursuant to Ordinance 2020-13.

ii. Any new parking variation or affirmation of the Property’s existing parking variations made
necessary by the foregoing relief pursuant to Section 10-6A-8(A) of the Zoning Regulations;
and,
iii. Any other zoning relief as required to fully grant the petition and operate the businesses.
In conjunction with the relief, the Village may amend other conditions of the existing special use permit(s)
and
variation(s)
applicable
to
the
Property
restated
in
Ordinance
2020-13.
(PCZBA May Recommend to Village Board)

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

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

VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
AUGUST 19, 2020
DRAFT MINUTES
1. Call to Order & 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, August 19, 2020, at 7:00 p.m. in
the Virtual Meeting.
The following members were present:
Members:

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

Absent:

James Murray

Also Present: Ben Schuster, Village Attorney
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 nor prudent at this time and until
further notice due to the COVID-19 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 minutes.
There were no requests to address the PCZBA.
3. Consideration of the July 15, 2020 PCZBA Regular Meeting Minutes
Member Burns moved to adopt the July 15, 2020 PCZBA Regular Meeting Minutes as amended.
Member Miller seconded the motion. The motion passed on a unanimous voice vote.
4. A Public Hearing Regarding 541 E. Prospect Ave. and Subterranean Garages
AI Lenoch introduced the agenda item and presented a PowerPoint of the proposal as the
homeowner of 541 E. Prospect Avenue is requesting a special use permit to construct a
subterranean garage. While there are few subterranean garages in the village, they have been
constructed before the adoption of the Village’s rules specific to subterranean garages from
January 2005. According to the Village’s Municipal Code, subterranean garages are subject to the
following restrictions:
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•
•
•
•

Garage doors cannot be visible from the front or corner side lot line.
No portion of the driveway entrance can be located within five feet (5’) of any side or rear
lot line.
Stormwater shall discharge directly into a public storm sewer system.
A subterranean garage may be subject to such additional regulations that are deemed
necessary.

Based on the Village Engineer’s review, Staff recommends that the conditions of any approval
require that the Applicant:
• Modify the public sidewalk to be at a no greater than 4% slope adjacent to the
subterranean garage driveway.
• Pitch the public sidewalk with a 2% cross slope so that it can drain onto the street.
• Regard the parkway to be in the vicinity of the improvements in order to provide positive
drainage from the sidewalk to the street.
While the application does comply with Sections 2 and 3 of the Municipal Code, it does not
comply with Section 1. To proceed with this proposal, the applicant would need either a variation
for hardship or a text amendment. Village Staff has provided three possible actions:
• Regulate subterranean garages as a permitted use: Village Staff has reviewed other
North Shore communities’ regulations on subterranean garages and found that they do not
consider subterranean garages as special uses. Since the special use application presents
costs and uncertainties to the homeowner, Commissioners may consider allowing
subterranean garages to be permitted uses and subject to certain additional conditions.
• Modify or eliminate Section 1 on the visibility of the garage door: As Village Staff has
reviewed North Shore communities’ procedures on subterranean garages, none of them
require garage doors to be unseen from the front or corner lot line. This requirement and
setback limitation on driveways may make it difficult to build subterranean garages. The
Village’s existing rule on accessory restrictions and structures restricts the total width of
all vehicular doors along the front of a lot. Commissioners may consider to eliminate this
section in its entirety or if subterranean garages remain a special use, modify Section 1 to
be a guideline rather than an absolute requirement.
• Prohibit the construction of subterranean garages entirely: This, however, does not
prevent the PCZBA from granting the present application if their standards are met.
Ronald McCormack presented the application and informed the Commissioners that Jamie Sickles
(“Petitioner”) is requesting this proposal to gain a bigger house, utilize the garage, and resolve
drainage issues she has on the property. Ronald McCormack also introduced Mike Bleck, the
engineer on this project responsible for the grading, drainage, and sidewalk slopes.
In response to a question from Member Russell, Mr. McCormack said that railings are planned
along the retaining wall, but have not been added to the site plan yet. Mr. McCormack and Mr.
Bleck will add that to the rendering and site plan so that it complies with code.
In response to a question from Chair Peters, Mr. McCormack said Ms. Sickles was not able to
contact the neighbor to the west on this proposal. The neighbor to the east is in favor of the
petition.
2
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Member Danly encouraged the proposal as she appreciated hiding the cars and garage from the
entrance of the house, but pointed out that the church to the west may have water runoff.
Mr. Bleck said drainage for this garage is a concern. Sidewalk elevation is raised half a foot so
that it will not go into the garage. There is a trench drain in the garage that will need to be
managed. He recommended a duplex pump station and a secondary power source in case the
generator were to turn off.
In response to a question from Member Russell, Mr. Bleck said the backyard will be drained by
gravity.
In response to a question from Chair Peters, Mr. McCormack said that the proposed use will not
have an adverse effect on the adjacent property because a good drainage system in the backyard
and use of the city storm sewer will be installed. He said from a physical standpoint, he believes it
is aesthetically pleasing and will blend into the neighborhood nicely.
Member Russell said he opposes the proposal because he does not find it aesthetically pleasing.
He said the driveway will retain water and he sees it problematic from a drainage standpoint due
to pump failures and power outages that Lake Bluff and neighboring communities experience.
Member Russell referred to subterranean garages as an “attractive nuisance” as the railing on the
retention wall may pose as a safety hazard for young children. He recommended the generator to
be moved to the backyard as it is noisy and measures can be taken for sound proofing around it.
As the Village Engineer pointed out, the sidewalk will need to be lowered from the west and will
require regrading from the sidewalk to the front yard. Member Russell requested a condition that
when construction starts, the contractor is required to immediately lower the sidewalk to the west
of the property. Member Russell is against eliminating subterranean garages as a special use.
Member Miller said Member Russell makes valid points and thinks it is the homeowner’s
responsibility to do whatever they want to their home despite the expenses and potential harm.
Member Miller said Member Russell’s conditions should be met and the property owners on the
west side should acknowledge that this will be a burden on their property. Member Miller said he
will vote to approve, but he is not in favor of changing this from a special use.
Member Danly said she is cautious about the water issue that is already present in the community.
Member Burns said this proposal is a zoning issue in regards to the look, feel, and bulk element
and engineering and building code issues. If subterranean garages were a permitted use, he hopes
that a level of rigor of engineering and code review will take place. The water issues should also
be adequately addressed. If done correctly, this proposal should pose no harm to the neighbors. He
pointed out that the minutes from January 2005 did not mention additional zoning and engineering
considerations that should be made. He believes it should be a permitted use given that this is not
something that residents will frequently request.
Member Rider said she is concerned about not hearing from other neighbors. Given that there is
an alternative to build in the backyard, she is inclined to vote against it.
Member Miller asked what the hardship is from the homeowner’s point of view on why this
should be approved as it is a criteria for zoning change.
3
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Mr. McCormack said the Petitioner does not have the floor area ratio to build on the backyard and
it will require a variance. The solution is to add the space that she wanted inside.
VA Schuster said a special use cannot be granted as it is not code compliant because of Section 1
which requires the garage door to be unseen from the front and corner side lot line. The PCZBA
can amend this Village code.
AVA Cole said that with a text amendment, the petitioner will have the right to build the
subterranean garage as the language is changed. He also clarified that the petitioner is not
asserting a hardship here and would not need to as the relief has been presented, but would need to
if a FAR variation was sought.
Chair Peters’ concerns are the aesthetics and drainage and is against voting for this structure.
AVA Cole acknowledged a public comment from Elizabeth Jensen, a homeowner living within
300 feet of the proposed use. Ms. Jensen would like subterranean garage to be a prohibited use.
She shared the same concerns with drainage.
Member Burns said he cannot envision any hardship to expand the house into the backyard as an
alternative to the present application for a special use permit. Since the house has a certain FAR,
he would not be in favor to approve an addition on the backyard as well.
AVA Cole restated the options for the PCZBA which are to deny the special use permit or
approve the special use permit with additional conditions.
VA Schuster said that a text amendment could also be a part of a motion.
Member Miller made a motion to recommend the Village Board grant a special use permit for the
subterranean garage as a special use with conditions recommended by Staff as well as those
suggested by Member Russell, specifically that the generator be moved to the backyard and that
there be a time limit on construction restoration following the regrading of sidewalk. Member
Burns seconded Member Millers’ motion. The motion failed on the following roll call vote:
Ayes:
Nayes:

(3)
(3)

Danly, Miller, Burns
Russell, Rider, Peters

Member Russell made a motion to not recommend the denial of subterranean garages as a special
use. Chair Peters seconded the motion. The motion failed on the following roll call vote:
Ayes:
Nayes:

(2)
(4)

Russell, Peters
Rider, Burns, Danly, Miller

Member Rider said she changed her vote because there is not sufficient information as they have
not heard from the neighbors. She said subterranean garages should remain a special use. She
would like further information on how adjacent neighbors will be affected by the flooding on
Prospect Avenue.
4
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Member Danly said she is a neighbor and said Commissioners need to manage these problems.
Member Russell said that this project does not impact the neighborhood and will not change the
problem of constant flooding. He said the only potential hazard is to the homeowner themselves.
Member Rider said the issues are now aesthetic ones, which do not concern her as much as water
issues do.
Member Rider made a motion identical to the first motion made to recommend the Village Board
approve the special use permit subject to certain conditions. The motion passed on the following
roll call vote:
Ayes:
Nayes:

(4)
(2)

Danly, Burns, Miller, Rider
Russell, Peters

AVA Cole said Staff will bring these recommendations to the Village Board on Monday, August
24, as an ordinance.
In response to a question from VA Schuster, AVA Cole stated that a text amendment is still
needed and, based on the PCZBA’s conversation, he suggests the motion be to change the text of
the code such that the doors of a subterranean garage “should” not be visible from the front and
corner side yard lot, which would be more permissive than the current “shall” requirement.
Member Miller stated he would like to remove Section 1 from the special use permit requirement
entirely. Member Burns and Member Russell concurred with Member Miller.
Member Miller made motion to recommend to remove Section 1 from the applicable section of
the Zoning Regulations. Member Burns seconded the motion. The motion passed on the following
roll call vote:
Ayes:
Nays:

(5)
(1)

Rider, Danly, Burns, Miller, Russell,
Peters

5. Workshop Regarding Accessory Dwelling Units
AVA Cole introduced the agenda item and stated that it is a continuation from discussion during
the July PCZBA meeting on accessory dwelling units (“ADUs”). He said ADUs can introduce
alternative housing units which will address the Village’s goal to include alternative housing
choices from the 1997 Comprehensive Plan. ADUs will allow for creative policies that will meet
the needs of more housing options on single-family lots. This workshop is intended to provide
planning and policy perspectives on supporting existing homes, neighborhoods, and family
members due to economic situations. AVA Cole explained the criteria of ADUs.
Member Russell asked that rather than going through the regulations, the PCZBA could instead
reach a consensus on working through each regulation.
AVA Cole introduced the “Purpose” section of the Provisions to which the Commissioners had no
additional comments.
5
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Member Burns said that he likes how there are only two bedrooms included in the definition of an
ADU.
Member Russell said he is in favor of the “Number” section of the Provisions. Chair Peters added
that this is assuming that the FAR is not succeeded.
Member Burns said the “Establishment Without Principal Use” Provision creates a lot of
complexity. He said that this could be amended to not exist without a permitted use.
Member Russell said he is not in favor of allowing ADUs in absence of principal building.
Member Miller asked about a case scenario if a variance or special use permit is required on a lot
with an ADU and if the owner is committed to building a principal use. AVA Cole suggested that
as an alternative, “Establishment Without Principal Use” can be struck and the principal structure
can be demolished and the owner has 12 months to build the next principal structure.
Member Burns asked if an owner can use an ADU without a principal structure on the lot for up to
12 months.
VA Schuster said if a principal structure is torn down, the ADU will then become the principal
structure.
Member Russell asked if the language can clarify that the accessory structure will still be
considered the accessory structure when the principal structure is demolished. VA Schuster said
that the ADU can be designated as an accessory structure as long as a principal structure is built
within 12 months.
AVA Cole said the minimum size requirement is 220 square feet. The maximum size requirement
could be either 40% to 50% of the gross floor area of the principal residence, which would limit
houses that are 2,500 square feet. A maximum size requirement may be 1,000 square feet. The
garage area does not count for the ADU and special calculation such as high ceiling or basements
will not contribute to the maximum gross floor area.
In response to a question from Member Miller, AVA Cole said the ADU will contribute to the
FAR on a lot size with two exceptions. The Village’s FAR code allows for exemptions on the rear
of lots and an ADU can include a basement space without contributing to the livable area.
Member Russell said a larger size should be included for ADUs in the C-E, E-1, and E-2 districts.
Chair Peters suggested a maximum of 1,500 square feet ADUs in the C-E, E-1, and E-2 districts
for the purpose of the draft.
Chair Peters asked the PCZBA if they think there will be a considerable number of ADUs being
added to the Village. A discussion followed.
Member Russell said he opposes the use of the term “mean height” as it would have a large
impact on a neighbor’s yard. He believes the height requirement should be a concrete number of
23 or 24. Member Rider suggested having a mean height of 20 square feet and the ridge being no
higher than 24 square feet. AVA Cole responded that a set height requirement will be looked into.
6
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Member Burns said if the PCZBA were to allow someone to rent an ADU, the PCZBA should
consider allowing property owners to rent to individuals outside of the family and for a rental
period to be six month to a year. Member Russell and Member Miller agreed with Member
Burns. Chair Peters said he would prefer rentals to be towards family members only. Member
Rider is not in favor of expanding the definition of what a renter can be from 30 days to 6 months.
VA Schuster responded that if there is change from 30 days to 6 months, the ordinance should
distinguish the type of renter.
Chair Peters said he is reluctant for ADUs to be a permitted use and is looking into how a
neighborhood could be adversely impacted. Member Russell said ADUs should be a permitted
use. Member Rider supported a permitted use and thinks it is important that ADUs to be vigilant
on impervious surfaces. Member Burns said ADUs should be a permitted use because it is a high
priority for the Village. Member Danly is in favor of making it a permitted use because of the cost
and hurdles of special uses. It will also help move to the Village’s long term plan.
Member Russell said parking should be provided and that it should be clear that the Village will
not entertain variations to provide parking.
AVA Cole said that a revised ordinance will be presented at the next ADU workshop.
6. Staff Report
There was no staff report.
7. Commissioner’s Report
There was no commissioner’s report.
8. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn
the meeting. Member Rider seconded the motion. The meeting adjourned at 9:53 p.m.
Respectfully submitted,
Glen Cole
Assistant to the Village Administrator
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Memorandum

TO:

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

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

September 11, 2020

SUBJECT:

Agenda Item #4 – Text Amendments to the Tree Regulations

Applicant Information:

Village of Lake Bluff

Purpose:

To conform the Village’s tree regulations to proposed changes to
the Village’s historic preservation regulations.

Public Notice:

Lake County News-Sun

Applicable Land Use Regulations:

Section 10-2-9
Section 10-11-7

September 1, 2020

(Amendments)
(Tree Replacement)

Summary and Background Information
The Village’s Historic Preservation Commission has prepared a revised historic preservation ordinance,
which is described in the attached letter shared with the PCZBA earlier this month. These revisions are
in keeping with the Village’s Comprehensive Plan, which states as a goal that that the Village should
“adopt a voluntary historic preservation ordinance which encourages preservation of the Village’s
architectural history.”
The regulations themselves are not within the PCZBA’s purview and do not require a public hearing
before the PCZBA prior to adoption by the Village Board. However, the updated regulations necessitate
a change to Section 10-11-7 of the Zoning Regulations, which provides a reduction in tree replacement
fees for a residential addition to a landmark. This reduction is intended to be an incentive for a property
owner to seek landmark status.
The proposed changes to this Section (see next page) update this language to match the terminology
used in the new ordinance and, by doing so, reflect that a residence may be treated identically to a
landmark by being a contributing building within a historic district. (Buildings within a historic district
that are not contributing would not receive this incentive.)
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10-11-7

TREE REPLACEMENT

[…] B. Exemptions: Tree replacement will not be required if the village forester determines
that any of the following circumstances exist:
[…] 6. When the protected tree to be removed is located within the foundation footprint
of an addition which creates additional gross floor area for a residential
building designated as a landmark pursuant to this code that is a Protected Building
pursuant to Title 9, Chapter 14 of this Code; provided, that the combined gross floor
area for the existing residential building and the addition is compliant with the maximum
gross floor area restrictions for the residential building under these zoning regulations,
(i) that the addition does not require any variations, and (ii) that the Historic
Preservation Commission has approved the addition as described in Section 9-143(K)(3) of this Code. village's historic preservation commission has conducted an
advisory review pursuant to this code and determined that the addition is consistent with
the purposes and goals of the village's historic preservation regulations. In this event,
replacement trees will not be required for the removed protected trees within the
construction footprint.
As this change will need to be incorporated into the larger historic preservation ordinance among many
other changes to the Village Code, no draft ordinance is attached. For reference, from the proposed
historic preservation revisions:
9-14-2

DEFINITIONS

PROTECTED. A feature or subtype of feature that, except if it is Certified, is subject to
Advisory Review pursuant to Section 9-14-9 because it is:
A. The subject of a Landmark designation;
B. Identified as contributing to the special characteristics of a Historic District by the
ordinance establishing the Historic District; or,
C. The subject of a pending application that, if approved or adopted, would cause it to
satisfy (i) or (ii).
9-14-3

GENERAL PROVISIONS

[…] K. Adjustments to Fees for Protected or Certified Status. Various Sections of the
Municipal Code provide for special treatment of properties based on their status under this
Chapter, including without limitation the increase or reduction in fees or taxes otherwise due.
Where such adjustments are provided, the following eligibility rules shall apply:
1. Where a Property is certified, the Property in its entirety and any activity
thereupon shall be treated as Certified.
2. Where any feature on a Property is Protected yet the Property is not Certified, the
Property in its entirety and any activity thereupon shall be treated as Protected.
3. Where the Municipal Code provides for a reduction in fees, and the fees concern
Work that is subject to the Commission’s review, no reduction shall be provided
unless the Work is Approved by an affirmative act of the Commission. No
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reduction in fees shall be provided for work Approved pursuant to a Certificate of
Economic Hardship.
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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:
• Adopt a text amendment modifying the tree regulations.
Recommendation
After commencing the public hearing on the proposed text amendment, 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
collection of additional information requested by the PCZBA;

•

Recommend that the Village Board:
o Adopt a text amendment modifying the tree regulations.
o Take no action.

Attachments
• Letter to the PCZBA dated September 4, 2020.
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STEVEN KRAUS
Chairperson, Historic Preservation
September 4, 2020
Plan Commission and Zoning Board of Appeals
Lake Bluff, Illinois

RE:

Revised Historic Preservation Regulations

To whom it may concern,
Over the past three years, Lake Bluff’s Historic Preservation Commission (“HPC”) has engaged
in a thorough review and strategic planning process to answer one question: “How can Lake
Bluff better preserve and transmit its architectural history?” The HPC believes that updating
Lake Bluff’s historic preservation regulations – which provide for the designation and protection
of buildings and landscape features with special significance in the history and development of
Lake Bluff – is an important step in answering this very question. Because you are a
stakeholder in this community conversation, we want your thoughts on the current draft.
To be clear, we at the HPC are not proposing to change Lake Bluff’s essential approach to
historic preservation. While a property owner may be delayed in demolishing their structure, the
Village will not follow other North Shore communities in having the ability to say “No” to a
proposed demolition. Rather, the HPC has prepared revisions that we think will make Lake
Bluff’s unique approach more effective at preserving our notable structures and neighborhoods
while respecting the rights of property owners. Specifically, the new regulations:
•

Allow for the creation of historic districts only with the consent of affected owners, as
well as an honorary “historic neighborhood” designation where property owners do not
wish to establish a district.

•

Revise demolition rules to allow more renovation and rehabilitation projects to proceed
without unnecessary review or delay.

•

Ensure that a property owner meaningfully participates in historic preservation reviews.

•

Expand reviews where demolitions are proposed, especially for the Village’s designated
historic structures.

•

After a transition period, provide that only a property owner may seek landmark status
while a demolition application is pending.

We think that these proposed modifications to the existing regulations will complement the
HPC’s other efforts to support and preserve Lake Bluff’s architectural history, including:
•

Interactive walking tours that highlight Lake Bluff history, including its landmark
structures and areas.

•

New tools that showcase Lake Bluff’s complete set of historic surveys and make their
results more accessible for current and prospective owners.

•

Awards that recognize the owners, architects, and builders responsible for thoughtful
rehabilitation and restoration projects.

You can view the proposed changes and more information at LakeBluff.org/Preservation.
The HPC will discuss this matter at their next regular meeting on Wednesday, October 14 at
7 p.m. We hope you will join us to share your thoughts on the draft regulations or feel free to
send written comments in advance to Glen Cole, Assistant to the Village Administrator, at
gcole@lakebluff.org. After digesting the feedback we will receive from stakeholders, the HPC
will consider recommending these important changes to the Village Board of Trustees for
adoption.
Sincerely,

Steven Kraus
Chairperson, Historic Preservation Commission

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:

September 11, 2020

SUBJECT:

Agenda Item #5 – A Public Hearing for 714 Birch Road

Applicant Information:
(jointly, “Applicant”)

David and Deborah Digby (jointly, “Applicant”)

Purpose:

Installation of a natural gas generator within a side yard setback.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5-9(C)

September 1, 2020
September 1, 2020

(Variations)
(Accessory Structure Setback)

Summary and Background Information
On August 20, 2020, the Village of Lake Bluff received a zoning variation application from David and
Deborah Digby (jointly, “Applicant”) to install a natural gas powered generator on the north side of their
property. A concrete pad will be poured under the generator and the dimensions proposed are 2.8 feet by
4.8 feet.
Accessory structures must ordinarily be set back at least 5’ from interior side lot lines. As proposed, the
generator would encroach 0.7’ into this setback. This is less than 25% of the applicable standard, which
means that the PCZBA is not a recommending body and has the authority to grant or deny the variation.
10-5-9

ACCESSORY STRUCTURE SETBACK
Built

Allowed

Diff.

Existing

7.7’

5’

N/A

Proposed

4.3’

5’

0.7’ (~14%)
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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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Recommendation
After commencing the public hearing on the requested variation, the PCZBA should take one of the
following actions:
•

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

•

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

Attachments
• A copy of the Applicants’ application with supporting documentation.
• Draft order of approval.
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Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 1 of 2)
Subject Property
Address:

714 Birch Road, Lake Bluff.
_________________________________________________________________

PIN:

_________________________________________________________________

Current Use:

Name:

Residential Property
_________________________________________________________________
Owner / Title Holder

Joint Ownership (if applicable)

David Digby
__________________________

Deborah Digby
__________________________

__________________________

__________________________

david.usqbp@gmail.com

deborah.phreak@gmail.com
__________________________

714 Birch Road
__________________________

Address:

Phone:

201-519-0103
__________________________

E-mail:

__________________________

714 Birch Road
__________________________
201-519-5019
__________________________

If ownership is other than individual or joint, check below and attach additional information:
☐ Corporation

☐ Partnership

☐ Land Trust

☐ Trust

Applicant (If Different)
Name:

_________________________________________________________________

Address:

_________________________________________________________________

Relationship
to Property:

_________________________________________________________________

Phone:

_________________________________________________________________

E-mail:

_________________________________________________________________
Are all real estate taxes, special assessments, and other obligations
paid on the subject property in full? If no, explain.
✔ Yes
☐

☐ No

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 2 of 2)
Narrative of Request / Proposed Work:
Installation of a generator (Generac natural gas powered).

_____________________________________________________________________________________
Previous power outages have caused significant damage when the battery for the sump pump drained and
basement flooded.

Village Board recently rejected our application due to the generator being 3 inches too close to the property line
_____________________________________________________________________________________
Requested site for generator is limited to this location due to windows and air-conditioning units.
Neighbours, Mr and Mrs Joseph (718 Birch Road) have agreed to the installation of the generator in the chosen
_____________________________________________________________________________________
location (written communication provided in this application for variance) and they are also pursuing the installation a
similar generator in the same vicinity.
Proposed location for the generator is screened from the neighbours all year round by shrubs and conifer trees and
_____________________________________________________________________________________
will be opposite to their driveway.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
Printing – Choose One:
In addition to printed copies, all materials must be e-mailed to vlb@lakebluff.org.
___

I will provide 9 printed copies of my application and any attachments to Village Hall
(40 E. Center Ave.) and will ensure they are received no later than 15 days prior to the meeting.

✔
___

I request that the Village produce any necessary copies of my application and any attachments.
I understand that my application escrow will be charged the cost of printing.
For architectural sized plans, costs may be significant and include delivery fees.

Signatures
The undersigned hereby represent, upon all of the penalties of the law, for the purpose of inducing the
Village of Lake Bluff to take the action herein requested, that all statements herein and on all related
attachments are true and that all work here mentioned will be done in accordance with the ordinances of
the Village of Lake Bluff and the laws of the State of Illinois. The owner must sign the application.
20th August 2020

Owner

_________________________________________________________ Date: _______________

Applicant

_________________________________________________________ Date: _______________

20th August 2020

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 1 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Practical Difficulty or Hardship: 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.
Since moving into the property in 2016 we have had several power outages some being of considerable duration
due principally from storm damage to overhead power cables- this was most recently highlighted by the storm (10th
August.
The land the property sits on represents the low point for a number of surrounding properties and as a result
significant amounts of water build in our garden either as a result of flash flooding or as standing water during times
of continued rain (see picture of flooded vs normal garden). In wet weather our sump pump is in constant action.
Whilst the property does contain sump pumps, we have experienced several floods in the basement causing severe
damage due to the sump pump battery running out of charge and several episodes where we have had to manually
bail out the sump pump. The major driver for installing a generator is to prevent the cost and stress associated with
risk of flooding.

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.
As mentioned in the previous section, the property and land in which it sits appears to be a natural low point for the
surrounding area and as such water collects in our garden during period of storm and or continual rain. As a result
we are heavily dependent on our sump pumps to prevent flooding.

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 2 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
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.
With the increasing need to work at home (both my wife and I are now working permanently from home) and the
revision to schooling there is a heightened need to ensure that power can be supplied to the house at all times.

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.
We are limited in terms of the location for the generator.
The proposed site sits on the north side of the house and is screened by a shrubs and conifer trees which provide
cover all year round. This blocks the view of the generator from our neighbours at 716 Birch Road. It will also be
situated opposite their driveway as opposed to being opposite their actual house.
In summary the generator would be obscured from their view.
We have discussed our plan to install a generator with the Joesph's (716 Birch Road) and they have no issues with
us doing so. Please see their written approval.

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.
The proposed location of the generator does not cause any health or safety issues/concerns. The only viable option
in terms of location is on the north side of our property. Along this side we have several windows and 2 air
conditioning units which limit the options in terms of placement for the generator. As a result the location, which is
screened from our neighbours and opposes their driveway requires that we that we are 3 inches too close to the
property line.

Rev. May 2019

Images to Support Variance
Application- DIGBY 714 Birch
Road, Lake Bluff
20th August 2020

Location of Generator
• North side of property
• Opposed by shrubs and conifers (year round screening)
• Located opposite neighbours driveway

Views looking east

View looking west

View from Generator looking North at Neighbours property
• Opposed by shrubs and conifers (year round screening)

View from Neighbours property looking directly at generator
• Generator location aligned with neighbours driveway
• Screened by conifers and shrubs
• Location of generator (behind conifers and shrubs)

Location of Generator
• North side of
property
• Opposed by shrubs
and conifers (yearround screening)
• Located opposite
neighbours driveway
and garage- several
meters away

714 Birch Road
• View of back garden in storm conditions with heavy rain and normal conditions
• Due to topography of the surrounding area, our property is subject to continual and significant flooding
• Result in high demand for sump pumps and back up batteries- highlighting the need for guaranteed constant power to
prevent basement flooding
• Fire pit (height above ground 18 inches, completely underwater in left hand image)
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STATE OF ILLINOIS
COUNTY OF LAKE

)
)
)

SS.

BEFORE THE JOINT PLAN COMMISSION
AND ZONING BOARD OF APPEALS
VILLAGE OF LAKE BLUFF
LAKE COUNTY, ILLINOIS
IN THE MATTER OF THE APPEAL OF
David and Deborah Digby
FOR VARIATION

A P P R O V A L

O R D E R

APPEAL NO. PZE2020-0009

A N D

R E S O L U T I O N

This order and resolution (“Order”) concerns the application of David and Deborah Digby (jointly,
“Applicant”) for the variation described herein benefitting the property described herein. The Joint Plan
Commission and Zoning Board of Appeals of the Village of Lake Bluff (“PCZBA”), being duly advised in
the premises, MAKES THE FOLLOWING FINDINGS OF FACTS:
1.
The Property that is the subject of this Order is commonly known as 714 Birch Road, Lake
Bluff, Illinois and legally described on Exhibit A attached to this Order (“Property”).
2.

The Property is improved with a single family residential structure.

3.
The Property is located within the R-2 Zoning District of the Village, as established by
Title 10 of the Lake Bluff Municipal Code (“Zoning Ordinance”).
4.
The Applicant sought a variation from Section 10-5-9, Accessory Buildings and Structures,
of the Zoning Ordinance to install a natural gas generator and concrete pad 4.3 feet away from the north
interior lot line (“Variation”).
5.
Notice of the hearing was duly published in the Lake County News-Sun, a newspaper of
general circulation, and served upon the adjacent and adjoining property owners, in accordance with Section
10-2-4 of the Zoning Ordinance and applicable law.
6.
The application was heard by the PCZBA at a public hearing of the PCZBA held in the
Lake Bluff Village Hall on September 16, 2020.

CASE PZE2020-0009 – 714 Birch Road
APPROVAL ORDER

7.
The PCZBA has jurisdiction pursuant to Sections 10-2-2 and 10-2-4 of the Zoning
Ordinance and Section 2-5-2 of the Lake Bluff Municipal Code (“Village Code”) to hear and determine the
Applicant’s request for the Variation.
8.
Property.

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

9.
After the conclusion of the public hearing, the PCZBA found that the requested Variation
satisfies all of the standards set forth in Section 10-2-4(B) of the Zoning Ordinance.
10.
After the conclusion of the public hearing the PCZBA granted the application for the
Variation, by a concurring vote of not less than four members of the PCZBA as set forth in Section 10-24(A)(1) of the Zoning Ordinance.
IT IS, THEREFORE, ORDERED AND RESOLVED AS FOLLOWS:
A.
Subject to and contingent upon the conditions, restrictions, and provisions set forth in
Section B of this Order, the Applicant’s request for the Variation for the Property shall be, and is
hereby, approved for the reasons set forth in this Order. The Applicant will be allowed a variation from
Section 10-5-9, Accessory Buildings and Structures, to encroach 0.7 feet, or 14%, into the side yard
ordinarily required for accessory structures.
B.
Notwithstanding any use or development right that may be applicable or available pursuant
to the provisions of the Zoning Ordinance, or any other rights the Applicant may have, the Variation granted
in Section A of this Order shall be, and are hereby, expressly subject to and contingent upon the
construction, use, and maintenance of the Property in compliance with each and all of the following
conditions:
i.

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

ii. Except for minor changes and site work approved by the Building Commissioner or the
Village Engineer (for matters within their respective permitting authorities) in accordance
with all applicable Village standards, the construction, development, use, operation, and
maintenance of the Property shall substantially comply with the Applicant’s application
and plans dated August 20, 2020.
C.
The Applicant shall permit a copy of this Order to be recorded against the Property in the
office of the Lake County Recorder of Deeds and shall reimburse the Village for all recording costs. This
Order and the privileges, obligations, and provisions contained herein shall inure solely to the benefit of,
and be binding upon, the Applicant and their heirs, personal representatives, successors and assigns.
E.
As set forth in Section 10-2-4(F) of the Zoning Ordinance, this Order shall be valid for a
period not to exceed 12 months from the date hereof, unless, within such period and in accordance with this
Order, the Applicant commences erection or alteration of a building or structure, pursuant to a valid building
permit for construction on the Property. In the event that the Applicant obtains a building permit in
furtherance of the Variation granted pursuant to this Order, the Applicant shall prosecute all work
authorized by the building permit to completion without unnecessary delay.
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F.
Upon the failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Order, in addition to all other remedies available to the Village, the
Variation granted pursuant to this Order shall, at the sole discretion of the PCZBA, by order duly adopted,
be revoked and become null and void; provided, however, that the PCZBA may not so revoke the Variation
unless it shall first provide the Applicant with two months advance written notice of the reasons for
revocation and an opportunity to be heard at a regular meeting of the PCZBA. In the event of revocation,
the development and use of the Property shall be governed solely by the applicable regulations of the Zoning
Ordinance.
G.
The Variation granted pursuant to this Order shall apply and be limited only to the proposed
work specifically depicted on the Applicant’s application and plans dated August 20, 2020. No future
alterations or modifications may be made that exceed the applicable restrictions set forth in the Zoning
Ordinance without first obtaining Village approval in accordance with the applicable provisions of the
Zoning Ordinance. All other structures and portions of structures on, and portions of, the Property shall
comply with the applicable restrictions set forth in the Zoning Ordinance and the Village Code.
H.
This Ordinance will be effective only upon the occurrence of the filing by the Applicant
with the Village Clerk, for recording in the Office of the Lake County Recorder of Deeds, of an
unconditional agreement and consent to accept and abide by each and all of the terms, conditions, and
limitations set forth in this Order. The unconditional agreement and consent must be executed and filed
with the Village Clerk within 60 days after the adoption of the Order. The unconditional agreement and
consent must be substantially in the form attached hereto and incorporated herein as Exhibit C.

Order approved on September 16, 2020.

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

Gary Peters, Chairman
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EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY
LOT 4 IN NILLES GLEN VIEW SUBDIVISION, BEING A SUBDIVISION OF PART OF THE
NORTHEAST ¼ OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED AUGUST 2, 1976
AS DOCUMENT 1782065, IN BOOK 57 OF PLATS, PAGE 16, IN LAKE COUNTY, ILLINOIS.
Commonly known as 714 Birch Road, Lake Bluff, Illinois
PIN: 12-21-202-015
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EXHIBIT B
PLANS AND APPLICATION
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EXHIBIT C
APPLICANT’S UNCONDITIONAL AGREEMENT AND CONSENT
TO:

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

WHEREAS, David and Deborah Digby (jointly, "Applicant") is the owner of the property
located at 714 Birch Road in the Village, which is within the Village's R-4 Residence District and is legally
described on the attached Exhibit A ("Subject Property"); and
WHEREAS, the Applicant sought a variation from Section 10-5-9, Accessory Buildings
and Structures, of the Zoning Ordinance to install a natural gas generator and concrete pad 4.3 feet away
from the north interior lot line (“Variation”); and
WHEREAS, an Approval Order adopted by the Joint Plan Commission and Zoning Board
of Appeals of the Village of Lake Bluff on September 16, 2020 pursuant to Section 10-2-4(A)(1) of the
Village’s Zoning Regulations (“Approval Order”) grants the Variation for the Subject Property, subject to
certain modifications, conditions, restrictions, and provisions; and
WHEREAS, the Approval Order requires that the Applicant file with the Village Clerk,
within 60 days following the adoption of the Approval Order, its unconditional agreement and consent to
accept and abide by each of the terms, conditions and limitations set forth in said Approval Order;
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and abide by
all of the terms, conditions, restrictions, and provisions of the Approval Order.
2.
The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Approval Order, has considered the possibility of the
revocation provided for in the Approval Order, and agrees not to challenge any such revocation on the
grounds of any procedural infirmity or a denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will not be, in
any way, liable for any damages or injuries that may be sustained as a result of the Village’s issuance of
any permits for the Improvements or for the use of the Subject Property, including, without limitation, the
variation granted in the Approval Order, and that the Village’s issuance of any such permits does not, and
will not, in any way, be deemed to insure the Applicant against damage or injury of any kind and at any
time.
4.
The Applicant agrees to and does hereby hold harmless, indemnify and defend the
Village, the Village’s corporate authorities, and all Village elected and appointed officials, officers,
employees, agents, representatives, and attorneys, from any and all injuries, damages, claims, liabilities,
demands, causes of action, losses, suits, expenses, liabilities, and judgments of any and all nature and kind
whatsoever, including without limitation costs, expenses, and attorneys’ fees, arising out of, occasioned by,
connected with, or in any way attributable to, the operation and use of the Subject Property, the
Improvements, or the Village’s adoption of the Approval Order.
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Dated: ____________, 2020.
ATTEST:

DAVID DIGBY

By:

By:

ATTEST:

DEBORAH DIGBY

By:

By:

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:

September 11, 2020

SUBJECT:

Agenda Item #6 – 39-47 Sherwood Terrace (PIN 12-19-401-012)

Applicant Information:

Green Bay Properties, LLC

Purpose:

To authorize the construction and use of a new
automobiles dealership.

Public Notice:

Lake County News-Sun
U.S. Mail to Neighbors

Applicable Land Use Regulations:

Section 10-2-4
Section 10-4-2
Section 10-7A-6

September 1, 2020
September 1, 2020

(Variations)
(Special Use Permits)
(Parking and Loading)

Summary and Background Information
On February 6, 2020, the Village of Lake Bluff received an application from Green Bay Properties,
LLC, for a special use permit and variations necessary to develop the subject property as a new
automobiles dealership. The Petitioner is also the operator of Imperial Motors (Jaguar) located nearby,
and intends to relocate that dealership to this property. This would allow their existing dealership to be
repurposed by a new dealership or other tenant.
After a positive recommendation on March 3, 2020 by the Architectural Board of Review, the public
hearing for this item was postponed first due to the cancellation of public meetings during the COVID19 emergency and subsequently at the request of the Applicant.
Earlier this month, the Illinois Department of Transportation provided notice to the Applicant that they
will deny this lot an anticipated curb cut for right-in / right-out access from Route 41 / Skokie Highway.
The applicant has submitted a revised Sheet AS-1, attached, that shows the elimination of this access
route and reconfiguration of the parking area.
Members of the PCZBA will also recall that the Applicant held a preliminary workshop with the
PCZBA on August 29, 2019. The packet and minutes of that meeting are available online for review.

Relief Analysis
In total, this request requires three separate forms of relief:
•

A special use permit for a new automobiles dealership. Similar examples in the L-1 District are
described on the next page.

•

Parking Location. A variation to allow vehicular parking within the 50’ parking setback from a
U.S. or State public highway required by Section 10-7A-6(B)(4). At the point of greatest
penetration, the parking area encroaches into the setback by 17’ (34%). The setback line and area
of encroachment are shown on the eastern area of sheet AS-1. Ten stalls in total encroach at least
in part on this setback.

•

Loading Location. A variation to allow loading doors (for the drive-in service area) to face the
front and rear of the lot. Section 10-7A-6(A)(3) would otherwise require that these loading areas
be located only on the side of the building. The loading areas are also shown on sheet AS-1.

Possible Conditions of Approval
There are a total of three dealerships in the L-1 Light Industry District: Imperial Motors (Jaguar), Lake
Forest Sportscars (Ferrari), and Chevy Exchange. (The Knauz family of dealerships is within the
Village’s AP-1 Automobile Park district.) The Village’s zoning regulations have changed substantially
since these dealerships were originally authorized, which makes many of their special conditions no
longer necessary. However, a review of this prior zoning relief shows the following conditions that may
be applied to this special use permit if desired by the PCZBA:
•

Outdoor Paging Systems. “The use of microphone paging systems or any other paging or loud
speaker system audible from any property other than the Subject Property shall be prohibited.”

•

Vehicle Loading. “Any unloading of automobile carriers transporting automobiles to the Subject
Property (“Vehicle Unloading”) shall be in strict accordance with the following:
i.

Vehicle Unloading is strictly prohibited on U.S. Route 41 and its shoulders; and

ii.

Vehicle Unloading is permitted on Sherwood Terrace, except that any Vehicle
Unloading on Sherwood Terrace must not block any ingress, egress, or sightlines
to any ingress or egress point to the Subject Property or other nearby properties.

iii.

Vehicle Unloading may not obstruct public right-of-ways or interfere with the
ability of trucks and other vehicles to use or make turns on Sherwood Terrace.”

(As part of the discussion surrounding this condition, the Applicant at that time noted that they
have trouble controlling the behavior of automobile transports, who are third party contractors.
Loading and unloading in these areas is lawful under the Village’s parking regulations.)
Finally, in addition to these conditions, the PCZBA has in recent memory provided an Applicant with
the opportunity to make narrow, specified changes to a site plan without a subsequent zoning hearing
upon approval by resolution of the Village Board. The PCZBA may wish to consider such a provision
here regarding access from Route 41 in order to allow the Applicant to continue discussions with the
Illinois Department of Transportation without further delays to their zoning and entitlement.

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.

Village Code - Standards for Special Use Permits
In considering this request, the Municipal Code identifies the following standards:
3. Standards For Special Use Permits: No special use permit shall be granted pursuant to this subsection
unless the applicant shall have established each of the following standards:
a. General Standard: The proposed use will not have a substantial or undue adverse effect upon
adjacent property, the character of the area, or the public health, safety, and general welfare.
b. No Interference With Surrounding Development: The proposed use will be constructed,
arranged, and operated so as not to dominate the immediate vicinity or to interfere with the use
and development of neighboring property in accordance with the applicable district regulations.
c. Adequate Public Facilities: The proposed use will be served adequately by essential public
facilities and services such as streets, public utilities, drainage structures, police and fire
protection, refuse disposal, parks, libraries, and schools, or the applicant shall provide adequately
for such services as a condition of being granted a special use permit under this section.
d. No Traffic Congestion: The proposed use will not cause undue traffic or traffic congestion.
e. No Destruction Of Significant Features: The proposed use will not result in the destruction,
loss, or damage of natural, scenic or historic features of significant importance.
f. Compliance With Standards: The proposed use will comply with all additional standards
imposed on it by the particular provision of this title authorizing such use.
g. Title Purposes: The proposed use will be in harmony with the general and specific purposes for
which this title and the regulations of the district in question were enacted.

In addition to determining if the Applicant meets the above standards, the PCZBA should consider what,
if any, such protective conditions are necessary and appropriate for the subject Special Use Permit.
Specifically, the PCZBA is empowered to recommend that the Village Board impose:
[…] Such protective restrictions and conditions concerning use, construction, character, location,
landscaping, screening, off street parking, health and safety standards, minimum area and dimension
requirements, and other matters relating to the purposes and objectives of this title upon the premises
benefited by a special use permit as may be necessary or appropriate to prevent or minimize adverse effects
upon other property and improvements in the vicinity of the subject property or upon public facilities and
services.

PCZBA Authority
The PCZBA has the authority to recommend the Village Board approve, approve with conditions, or
deny the requested special use permit and variations.
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 respective standards. After commencing the public hearing, the PCZBA may 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, vote to:
o Recommend the Village Board grant the requested relief by approving the special use
permit and required variations;
o Recommend the Village Board grant the requested relief subject to certain conditions; or,
o Recommend the Village Board deny any or all aspects of the requested relief.

Attachments
• A copy of the Petitioners’ application with supporting documentation.

Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 1 of 2)
Subject Property

Lot 7-North Shore Industrial and Research Center, Sherwood Terr.

Address:

_________________________________________________________________

PIN:

1219401012
_________________________________________________________________

Current Use:

Vacant, L-1
_________________________________________________________________
Owner / Title Holder

Joint Ownership (if applicable)

Name:

Green Bay Properties, LLC
__________________________

__________________________

Address:

150 Skokie Hwy.
__________________________

__________________________

Lake Bluff, IL 60044
__________________________

__________________________

Phone:

847-561-4000
__________________________

__________________________

E-mail:

__________________________

jaron@imperialmotors.com

__________________________

If ownership is other than individual or joint, check below and attach additional information:
4
☐
Corporation

☐ Partnership

☐ Land Trust

☐ Trust

Applicant (If Different)
Name:

Robert Flubacker Architects, Ltd.
_________________________________________________________________

Address:

1835 Rohlwing Rd.-Suite B
_________________________________________________________________

Relationship
to Property:

Architect
_________________________________________________________________

Phone:

847-704-3200
_________________________________________________________________

E-mail:

rfaltd@aol.com
_________________________________________________________________
Are all real estate taxes, special assessments, and other obligations
paid on the subject property in full? If no, explain.
4 Yes
☐

☐ No

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Special Use (Page 1 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard.
Each standard is printed below. You should provide a statement as to how your application satisfies each
standard. You may respond to the questions below on this sheet, or attach a separate typed sheet.

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.
The proposed use an an automobile dealership is similar with an existing automobile dealership two lots to the south
and therefore will not have a significant undue effect of public health, safety and general welfare on the adjacent
properties.

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.
The proposed auto mobile dealership will have minimal affect on the local traffic congestion and operate within the
lot boundaries therefore having no interference with the use and development of the neighboring properties.

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.
The proposed use will have an occupant load similar to neighboring properties and therefore be adequately served
by essential public services. Access to the property is from both Sherwood Terrace and US Route 41, providing
adequate access for police and fire protection.

Rev. Oct. 2018

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Special Use (Page 2 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard.
Each standard is printed below. You should provide a statement as to how your application satisfies each
standard. You may respond to the questions below on this sheet, or attach a separate typed sheet.

No Traffic Congestion: The proposed use will not cause undue traffic or traffic congestion.
The new automobile dealership is to replace an existing dealership two lots to the north, and thus will have minimal
impact of existing traffic congestion.

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.
The are no natural, scenic or historic features of significant importance on the subject property.

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.
It is intended that the proposed use comply with all required standards. Simultaneously seeking zoning variation for
encroachment into parking setbacks at front yard and setback abutting US Hwy 41.

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.
The proposed use of the property will be as an automobile dealership and its related functions (sales, service,
general business offices), all of which are in harmony with the expected operations of a typical automobile
dealership.

Rev. Oct. 2018

Village of Lake Bluff, Illinois
Zoning Relief Application
Special Use Questionnaire
The PCZBA commonly considers the following information in evaluating an application for a special
use permit. You may respond to the questions below on this sheet, or attach a separate typed sheet.

Hours of Operation:

M-F 9-7, Sat 9-5, Sun closed
_____________________________________________

Expected # of Employees

25
_____________________________________________

Expected # of Customers (at one time)

1-7
_____________________________________________

Parking: Is adequate parking available for employees and customers? How many spaces are provided?
Are all spaces controlled by the Applicant, or are any shared?
An adequate quantity of parking spaces will be provided. 25 for employees and 22 for customers. All parking
spaces on the site are controlled by the Owner and for the sole use of the dealership.

Deliveries: Where will deliveries to or from the property be received? How will trucks enter and exit the
property?
All deliveries are to be taken at/from the north side of the building, at Shipping & Receiving (see floor plan.) Delivery
trucks will be accessing the property from Sherwood Terrace.

Special Events or Assemblies: Does the Applicant expect to habitually host special events or public
assemblies that will attract an unusual number of people? How many additional people does the Applicant
anticipate will visit? How will the Applicant provide for parking or transportation?
Habitual special events or assemblies will not be hosted at the facility.

Adjacent Residences: Are there adjacent residential areas? If so, what steps is the property owner taking
to reduce or mitigate any disruption to these areas due to the special use?
The are no adjacent residential areas.

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 1 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Practical Difficulty or Hardship: 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.
The front (east) and rear (west) lots lines are not perpendicular with the side (north & south) lot lines. This creates a
situation where it is difficult to achieve a maximum return on the area of the lot, when compared to a similar sized lot
with property lines at all right angles.
The total area of encroaching parking (1,119 sq. ft.) beyond the setback is less than the complimenting adjacent
areas of parking (approx. 1,500 sq. ft.) that are located within the required setbacks which results in an actual
percent of lot coverage being no greater than what would be allowed in a code compliant design.

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.
The front/rear lot lines are not perpendicular to the side lot lines and the proposed building and it parking circulation
are situated orthogonally to the side lot lines. To locate all off-street parking with the angled front and rear lot lines
would result in a significant reduction in number of parking spaces and would result in lot area at those setbacks
being unusable and thus the lot under utilized.

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 2 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
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.
An automobile dealership on a similar sized lot with all lot lines perpendicular, would be able to fully utilize the lot
area for off-street parking up to the required setbacks.

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.
The variation, if approved, would be in harmony with the intent of this code and would not yield any unintended
benefits circumstances.

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.
The variation would not have an detrimental effect on public health and safety. The proposed structure is 26'-4" tall
and setback a minimum 34'-6" from a lot line, both well beyond the code allowed values. The proposed facility is to
be a replacement for an existing car dealership two lots to the north, and thus having minimal impact on existing
traffic congestion. Parking related to the use proposed facility is to be on site and being provided in adequate
quantity thus having no impact on public parking requirements. Being located in a light industrial zone, the proposed
use is consistent with other nearby uses and therefore does not diminish the value of those neighboring properties
and does not endanger or impair public heath, safety and welfare.

Rev. May 2019

Revisions Submitted 9-11-2020

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:

September 11, 2020

SUBJECT:

Agenda Item #7 – 28-38 E. Center Ave. and 53-91 E. Scranton Ave. (Prairie Espresso)

Applicant Information:
(jointly, “Applicant”)

Prairie Perspective, LLC dba Prairie Espresso

Purpose:

To allow the indoor expansion of Prairie Espresso to the 79 E.
Scranton Ave. tenant space located on the same Property.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use Regulations:

Section 10-2-4
Section 10-4-2

September 1, 2020
September 1, 2020

(Variations)
(Special Use Permits)

Summary and Background Information
On August 20, 2020, the Village of Lake Bluff received a zoning relief application from
Prairie Perspective, LLC dba Prairie Espresso to allow the operation of an eating place without drive-in
or drive-through facilities within the tenant space addressed as 79 Scranton Avenue (approximately 768
square feet of retail space as existing), including a drinking place accessory to said eating place.
The eating place is an expansion of Prairie Espresso, currently located within the 91 E. Scranton Ave.
tenant space on the Property, in order to accommodate indoor customer seating and offer additional food
and beverage options. The new and existing tenant spaces would have an interior service hallway for
employees, but customers would reach the property through two separate entrances. The operators have
indicated that they would operate the pedestrian alley and the 91 E. Scranton Ave. tenant space only
seasonally following their expansion.
Approval of this expansion requires amending the existing zoning relief for this property (restated in
Ordinance 2020-13, attached and highlighted) to grant a new special use for the new tenant space and to
affirm the existing parking variation. Because of the complexity of this Ordinance, no draft is attached
incorporating these changes. The final Ordinance will be prepared for Village Board adoption based on
the PCZBA’s recommendations.
In addition, the expansion into an indoor space will require changes to Prairie Espresso’s liquor licenses
that are within the purview of the Village Board. They have indicated that they will pursue the ability to
serve beer, liquor, and wine, with or without the sale of food.
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Planning Analysis
Relevant sections from the Village’s planning documents include:
• The 1997 Comprehensive Plan states that the Village should “develop the Central Business District
primarily as a resident service center critical to maintaining the character and identity of the
Village.”
• The CBD Phase II Study (1998) states that “small eating places” are appropriate uses for this area,
and that ground floor spaces along Scranton Avenue “should be occupied by pedestrian-oriented
retail and service businesses and eating places.”
• The Downtown Parking Study (2014) states that “there is currently enough parking to satisfy the
parking demand in the study area” but cautions that “the current overall surplus is not large and
could begin to affect new businesses or land use changes (especially restaurants) wanting to locate
within the downtown.”
Recommended Conditions of Approval
Should the PCZBA wish to recommend the Village Board grant the requested special use permit and
variation, Staff recommends the PCZBA consider imposing the following conditions. These are in
addition to certain standard conditions imposed by the Village.
•

Existing Conditions. Many conditions already apply to Prairie Espresso in its current
configuration and would continue to do so unless the PCZBA and/or the Village Board directs
otherwise during the approval process. The highlighted copy of Ord. 2020-13, attached, lists
these conditions, which govern employee parking, deliveries, refuse disposal, and the use of the
walkway restaurant. Except for an amendment to Section 5(J)(1) concerning the Walkway
Restaurant, “No Preparation of Food on Premises,” no other changes to these conditions appear
to be necessary for the Applicant’s proposal and are not recommended by Staff.

•

Parking. The Applicant has made no specific proposals concerning parking, although they
currently must shift employee parking to the train station parking lot.
Beyond the minimum standards of the Zoning Regulations, the Village’s 2014 Downtown
Parking Study provides estimated parking generation ratios for a given square footage of tenant
space based on its use.
Prairie Espresso Expansion – Estimated Parking Demand
Sq. Ft.

Stalls per
1000 sq. ft.

Stalls

Eliminate Retail Area in #77

-768

2.38

-1.8

Add Retail in Inovasi

768

6.00

+4.6

Net New Demand

+2.8

The Downtown Parking Study is only a generalized estimate. Particularly in this case, it is
difficult to anticipate what, if any, incremental parking demand would be created by an existing
seasonal business occupying an indoor tenant space and displacing its use by an independent
establishment.
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The owner of Lawrence Properties, adjacent, and nearby restaurant Bluffington’s, a tenant of
Lawrence Properties, have provided letters (attached) expressing their concern with restaurant
expansions given the current parking situation in this area. Staff has reviewed these letters and
notes the following:

•

•

While actual vehicle counts have not been performed within the CBD since the 2014
Parking Study completed by Rich Associates Inc., there is an adequate parking supply
for all users of the Village CBD with an adjusted surplus of +/- 30 spaces within the total
inventory of the study area.

•

Parking demand appears down due to the on-going COVID-19 pandemic and despite the
Village authorized use of 12 stalls along the East Scranton Avenue for outdoor dining
purposes by local restaurants.

•

Peak parking occupancy occurs from 3 p.m. to 9 p.m., so any additional parking
occupancy demand for those hours may be balanced by utilizing valet to the public Train
Station or Artesian Park parking lots.

•

To clarify the Police Department's practices with respect to CBD parking enforcement,
Lake Bluff law enforcement officers regularly performed parking enforcement
throughout the CBD and train lot pre-COVID pandemic. We are preparing statistics to
share with the PCZBA during the hearing that illustrate and quantify these enforcement
efforts.

•

Granted, the on-going COVID-19 pandemic has greatly diminished the need for train
station parking enforcement and recent case law does present a challenge in how
enforcement is completed (the chalking of tires was deemed unconstitutional [6th U.S.
Circuit Court of Appeals]). Nonetheless, the Village continues to conduct parking
enforcement within the CBD.

•

As accounted for in the Rich Associates Inc. study, the eight parking stalls on the west
side of Oak Avenue between East North Ave. and East Scranton Ave. are part of the
public inventory and available for use with no restrictions.

Hours of Operation. Other restaurants in the Central Business District are subject to various
restrictions upon their hours of operation:
Operating Hours for Restaurants in the Central Business District
Establishment

Ordinance

Hours of Operation
Mon – Thurs
Weekends
Noon – midnight Fri
Noon – 11 p.m.
Noon – midnight Sat
Noon – 10 p.m. Sun

Brewing Company

2011-11

Maevery’s

2014-06

8 a.m. – 11 p.m.

8 a.m. – midnight

Hansa Coffee

2016-12

6 a.m. – 9 p.m.

6 a.m. – 10 p.m. Fri
7 a.m. – 10 p.m. Sat
7 a.m. – 6 p.m. Sun
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Lawrence English Pub
(pending)
Inovasi,
Cache (pending),
and The Otherdoor
Prairie Espresso

2020-04

Between 6 a.m. and 11 p.m.
(Exception for New Year’s Eve)
2020-13

BONK (pending)
Bluffington’s

M – F, noon to 11 p.m.
Saturday, 7-10 a.m. and 2 p.m. – midnight
Sunday, 2 to 10 p.m.
(No later than 10 p.m. outdoors any day.)

No later than 10 p.m.
Between 6 a.m. and 10 p.m.

No data available. (First established circa 1985.)

The Lawrence English Pub would abut this use to the east, and the various restaurants within
Inovasi would abut this use to the west. Staff recommends the PCZBA impose restrictions on
Prairie Espresso’s indoor hours of operations consistent with these neighboring uses, and should
maintain the existing 10 p.m. limit on outdoor activities. (It would not be in keeping with the
standards for special use permits to use this mechanism to manage commercial competition.) As
provided in Ord. 2020-13 today, unless directed otherwise, this restriction on the hours of
operation could be later amended by the Village Board after notice to neighbors but without a
full zoning relief / amendment process.
Standards for Special Use Permits
In considering this request, the Municipal Code identifies the following standards:
3. Standards For Special Use Permits: No special use permit shall be granted pursuant to this subsection
unless the applicant shall have established each of the following standards:
a. General Standard: The proposed use will not have a substantial or undue adverse effect upon
adjacent property, the character of the area, or the public health, safety, and general welfare.
b. No Interference With Surrounding Development: The proposed use will be constructed,
arranged, and operated so as not to dominate the immediate vicinity or to interfere with the use
and development of neighboring property in accordance with the applicable district regulations.
c. Adequate Public Facilities: The proposed use will be served adequately by essential public
facilities and services such as streets, public utilities, drainage structures, police and fire
protection, refuse disposal, parks, libraries, and schools, or the applicant shall provide adequately
for such services as a condition of being granted a special use permit under this section.
d. No Traffic Congestion: The proposed use will not cause undue traffic or traffic congestion.
e. No Destruction Of Significant Features: The proposed use will not result in the destruction,
loss, or damage of natural, scenic or historic features of significant importance.
f. Compliance With Standards: The proposed use will comply with all additional standards
imposed on it by the particular provision of this title authorizing such use.
g. Title Purposes: The proposed use will be in harmony with the general and specific purposes for
which this title and the regulations of the district in question were enacted.
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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.

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.
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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.

PCZBA Authority
The PCZBA has the authority to recommend that the Village Board approve, approve with conditions,
or deny the special use permit and variation.
Staff Recommendation
The Applicant has provided statements addressing the relevant standards for relief in the attached
application. The PCZBA should consider if the Applicant’s statements and submitted materials satisfy
the established standards.
After commencing the public hearing on the proposed special use permit, the PCZBA should take one of
the following actions:
•

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

•

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

Attachments
• Table of prior zoning relief granted to the Subject Property.
• A copy of the Petitioners’ application with supporting documentation.
• Ord. 2020-13, which currently applies to the property.
• Letters from Lawrence Properties and Bluffington’s Café.
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Center Avenue Partners Development – Prior Village Board Actions
Date

Number

Description

9/2003

Ord. 2003-12

Original approval; SUPs for restaurant
and bank drive-through; variations for parking.

3/2004

Res. 2004-10

Approve final site plans per Ord. 2003-12.

11/2004

Ord. 2004-31

Eliminate one parking stall due to pre-existing easement.

1/2005

Res. 2005-4

Approve Holly’s restaurant including outdoor dining; extended
hours of operation; impose valet parking requirement (repealed).

1/2006

Ord. 2006-01

Grant special use for physical fitness
facility (Motion Element) (abandoned).

1/2010

Res. 2010-1

Approve Inovasi restaurant including outdoor dining;
extended hours of operation.

7/2010

Res. 2010-24

Amend Inovasi outdoor dining.

4/2011

Res. 2011-19

Renew Inovasi outdoor after lapse.

4/2013

Res. 2013-20

Revise Inovasi outdoor dining site plan
to make perimeter fence optional.

10/2013

Res. 2013-53

Approve site plan for The Otherdoor.

1/2014

Res. 2014-4

Approve canvas vestibule in right-of-way for Inovasi
(abandoned).

10/2014

Ord. 2014-24

Approve revised site plan to allow The Otherdoor
to expand into adjacent tenant space.

4/2015

Ord. 2015-6

Amend restaurant SUP for Prairie Espresso
(Walkway Restaurant).

7/2015

Res. 2015-47

Relocate entrance of Inovasi; eliminate canvas vestibule.

7/2016

Res. 2016-41

Modify and expand dumpster enclosure in parking lot.

6/2017

Res. 2017-34

Approve outdoor dining in right-of-way for Prairie Espresso.

7/2017

Res. 2017-33

Approve festoon lighting for Inovasi outdoor dining.

12/2019

Ord. 2019-41

Grant special use permit for additional restaurant
in bicycle shop tenant space (BONK) (abandoned).

7/2020

Ord. 2020-13

Relocate BONK; Authorize retail liquor sales area accessory to
Inovasi; Authorize drinking place (Cache) in basement of
Inovasi; Restate and amend terms of prior zoning relief.
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Reference - Eastern tenant spaces
#53 Flotstone; #77 proposed bike shop;
#79 current bike shop; #89 Salon on the Bluff.

EXHIBIT D-3
Bicycle Shop Restaurant Floor Plan

75 Scranton

81-83 Scranton

new door
18'-1"

77 Scranton
943√

89 Scranton
655√

Bike Shop
currently bike shop

infill wall

Door way here

Perlis

Future bike cafe

new door
14'-11"
infill door

6'-11"

11'-4"

46'-11"

79 Scranton
768√

4'-0"

Scranton
041 sf

26'-4 1/2"

61 Scranton

33'-8 1/2"

17'-10 1/2"

17'-7"
91 Scranton
Storage
20R @ 6.954"
21T @ 11"

Up

2R @ 6.954"
Up
1T @ 11"

91 Scr

Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 1 of 2)
Subject Property

79 E. Scranton Ave. Lake Bluff 60044

Address:

_________________________________________________________________

PIN:

_________________________________________________________________

Current Use:

_________________________________________________________________

Bike Shop

Owner / Title Holder

Joint Ownership (if applicable)

Name:

Center Ave Partners
__________________________

__________________________

Address:

61 E. Scranton Ave.
__________________________

__________________________

__________________________

__________________________

Phone:

Lake Bluff 60044
847-482-0026
__________________________

E-mail:

__________________________

__________________________
__________________________

If ownership is other than individual or joint, check below and attach additional information:
☐ Corporation

4
☐
Partnership

☐ Land Trust

☐ Trust

Applicant (If Different)
Name:
Address:
Relationship
to Property:
Phone:
E-mail:

John Davis
710 E. Prospect Ave. Lake Bluff, IL. 60044
_________________________________________________________________

_________________________________________________________________

Owner/Operator Prairie Espresso Leasee
206-861-5974
_________________________________________________________________
Prairie.perspective@gmail.com
_________________________________________________________________
_________________________________________________________________

Are all real estate taxes, special assessments, and other obligations
paid on the subject property in full? If no, explain.
4 Yes
☐

☐ No

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 2 of 2)
Narrative of Request / Proposed Work:
To change zoning of existing space from retail to restaurant.

_____________________________________________________________________________________
Build on successful local Buisness and provide customers with indoor seating and food, improve property by bringing
it up to ADA compliance by adding 2 ADA compliant bathrooms. Enable Prairie to provide permanent employment for
_____________________________________________________________________________________
local community.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
Package of pony walls up front and back lot. Work on go door needs to get struck.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
Printing – Choose One:
In addition to printed copies, all materials must be e-mailed to vlb@lakebluff.org.

✔
___

I will provide 9 printed copies of my application and any attachments to Village Hall
(40 E. Center Ave.) and will ensure they are received no later than 15 days prior to the meeting.

___

I request that the Village produce any necessary copies of my application and any attachments.
I understand that my application escrow will be charged the cost of printing.
For architectural sized plans, costs may be significant and include delivery fees.

Signatures
The undersigned hereby represent, upon all of the penalties of the law, for the purpose of inducing the
Village of Lake Bluff to take the action herein requested, that all statements herein and on all related
attachments are true and that all work here mentioned will be done in accordance with the ordinances of
the Village of Lake Bluff and the laws of the State of Illinois. The owner must sign the application.

09/03/2020

Owner

_________________________________________________________ Date: _______________

Applicant

_________________________________________________________ Date: _______________

09/03/2020

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Special Use (Page 1 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard.
Each standard is printed below. You should provide a statement as to how your application satisfies each
standard. You may respond to the questions below on this sheet, or attach a separate typed sheet.

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.
All work will be done inside at 79E. Scranton. The exterior will be improved and enhance the character of the CBD.
No risk to public health, safety and general welfare.

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.
No forseen issues as the space is an existing store front in the CBD

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.
All are existing facilities and services provided by the Village and our Landlord. Remodeling will all be completed to
the local standards/codes of Lake Bluff.

Rev. Oct. 2018

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Special Use (Page 2 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard.
Each standard is printed below. You should provide a statement as to how your application satisfies each
standard. You may respond to the questions below on this sheet, or attach a separate typed sheet.

No Traffic Congestion: The proposed use will not cause undue traffic or traffic congestion.
Traffic volume for the current and proposed new space should be no different than already approved.

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.
No Destruction/loss/damage will be lost.

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.
Compliance will be met.

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.
Yes

Rev. Oct. 2018

Village of Lake Bluff, Illinois
Zoning Relief Application
Special Use Questionnaire
The PCZBA commonly considers the following information in evaluating an application for a special
use permit. You may respond to the questions below on this sheet, or attach a separate typed sheet.

Hours of Operation:

Monday - Sunday 7am -12am
_____________________________________________

Expected # of Employees

6
_____________________________________________

Expected # of Customers (at one time)

30 as drawn
_____________________________________________

Parking: Is adequate parking available for employees and customers? How many spaces are provided?
Are all spaces controlled by the Applicant, or are any shared?
All employees will park at train station to avoid any public spaces being used.`

Deliveries: Where will deliveries to or from the property be received? How will trucks enter and exit the
property?
All deliveries will be delivered to the rear of the shop. Estimated delivery trucks 7 per week. No more than existing
business.

Special Events or Assemblies: Does the Applicant expect to habitually host special events or public
assemblies that will attract an unusual number of people? How many additional people does the Applicant
anticipate will visit? How will the Applicant provide for parking or transportation?
No

Adjacent Residences: Are there adjacent residential areas? If so, what steps is the property owner taking
to reduce or mitigate any disruption to these areas due to the special use?
There are residents in the area and we will continue to work on any disruption mitigation. By bringing services inside
we will be taking a big step forward.

Rev. May 2019
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EXHIBIT C
Site Plans
(As Amended By Res. 2016-41)

MATTHEW K EROUAC ARCHITECT, LTD

SCRANTON AVE.
314 W. HAWTHORNE CT. LAKE BLUFF, IL
60044
708.254.7903
MJKEROUAC@YAHOO.COM

AREA OF NEW WORK
SALON ON THE BLUFF
(NO WORK)

PROVIDE OPENING FOR NEW DOOR

PROVIDE OPENING FOR NEW DOOR

1
A2.1

REV.

DATE

ISSUE

08.19.20

REVIEW

09.02.20

SPECIAL USE PERMIT REVIEW

09.10.20

SPECIAL USE PERMIT

AREA OF NEW WORK

PROPOSED EXISTING/DEMOLITION
FLOOR PLAN
LEGEND
EXISTING CONSTRUCTION TO REMAIN
EXISTING CONSTRUCTION TO BE REMOVED

1

INTERIOR RENOVATION:
PRAIRIE ESPRESSO
79 E. SCRANTON AVE.
LAKE BLUFF, IL

PROPOSED EXISTING/DEMOLITION FLOOR PLAN
1/4" = 1'-0"

DATE:

08.19.20

SCALE:

1/4" = 1'-0"

JOB NO.: 2023

A1.1

MATTHEW K EROUAC ARCHITECT, LTD

SCRANTON AVE.
314 W. HAWTHORNE CT. LAKE BLUFF, IL
60044
708.254.7903
MJKEROUAC@YAHOO.COM

SALON ON THE BLUFF
(NO WORK)

PRAIRIE ESPRESSO
NEW UNI-SEX HANDICAP BATHROOM

NEW UNI-SEX HANDICAP BATHROOM

NEW 3'-0" W. SERVICE DOOR

NEW 3'-0" W. SERVICE DOOR

PRAIRIE ESPRESSO
2
A2.1

REV.

DATE

ISSUE

08.19.20

REVIEW

09.02.20

SPECIAL USE PERMIT REVIEW

09.10.20

SPECIAL USE PERMIT

LEGEND
EXISTING CONSTRUCTION

PROPOSED FLOOR PLAN

NEW CONSTRUCTION

1

PROPOSED FLOOR PLAN
1/4" = 1'-0"

INTERIOR RENOVATION:
PRAIRIE ESPRESSO
79 E. SCRANTON AVE.
LAKE BLUFF, IL

DATE:

08.19.20

SCALE:

1/4" = 1'-0"

JOB NO.: 2023

A1.2

MATTHEW K EROUAC ARCHITECT, LTD

314 W. HAWTHORNE CT. LAKE BLUFF, IL
60044
708.254.7903
MJKEROUAC@YAHOO.COM

EXISTING CANOPY

PRA I RIE

PRA I RIE

E S P R E S S O

E S P R E S S O

NEW SCONCE
NEW BI-FOLD WINDOWS
NEW MARBLE COUNTER
ON BRASS BRACKETS

SHOU SUGI BAN SLAT WALL

1

EXISTING PARTIAL ELEVATION - WEST
1/4" = 1'-0"

2

PROPOSED PARTIAL ELEVATION - WEST
1/4" = 1'-0"

REV.

DATE

ISSUE

08.19.20

REVIEW

09.02.20

SPECIAL USE PERMIT REVIEW

09.10.20

SPECIAL USE PERMIT

PARTITAL EXTERIOR ELEVATIONS

INTERIOR RENOVATION:
PRAIRIE ESPRESSO
79 E. SCRANTON AVE.
LAKE BLUFF, IL

DATE:

08.19.20

SCALE:

1/4" = 1'-0"

JOB NO.: 2023

A2.1

WHEREAS, in conjunction with the approval of the Application, the Village
desires to restate and supersede the various special use permits, variations, and conditions
thereto applicable to the Subject Property by the Original Approval and Prior Approvals; as well
as repeal certain provisions of the Original Approval and Prior Approvals that are no longer
relevant to the continued use of the Subject Property; and
WHEREAS, the Lake Bluff Plan Commission and Zoning Board of Appeals has
recommended, and the Lake Bluff Board of Trustees has determined, that it would be in the
best interest of the Village to grant the zoning relief requested by the Applicants in accordance
with, and subject to, the conditions, restrictions, and provisions of this Ordinance;
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.

Subject Property.

The Subject Property is located at 28-38 East Center Avenue and 53-91 East
Scranton Avenue in Lake Bluff, Illinois, and is legally described in Exhibit A attached hereto
and, by this reference, made a part of this Ordinance.
Section 2.

Public Hearing.

A public hearing to consider the Applicants’ request was duly advertised in the
Lake County News-Sun on June 2, 2020, and was held by the Lake Bluff Plan Commission
and Zoning Board of Appeals on June 17, 2020. On June 17, 2020, the Plan Commission and
Zoning Board of Appeals recommended approval of the requested zoning relief, subject to
certain terms and conditions as set forth in this Ordinance.
Section 3.

Special Use Permit – Restaurants.

Subject to and contingent upon the conditions, restrictions, and provisions set
forth in Section 5 of this Ordinance, special use permits are hereby granted, pursuant to Section
10-4A-2(A)(2) of the Lake Bluff Zoning Regulations, to allow the operation of the following
restaurants on the Subject Property without drive-in or drive-through facilities (collectively,
“Restaurants”):

{00115645.1}

A.

The restaurant located on the first floor in the basement of 28-30 East
Center Avenue and presently operated as “Inovasi” and “The Otherdoor,”
and proposed to include “Cache” (collectively, “Primary Restaurant”).

B.

The restaurant located in the first floor of 91 E. Scranton Avenue with
access from the portion of the Subject Property used as a pedestrian
walkway on the east side of the Subject Property (“Pedestrian
Walkway”), presently operated as “Prairie Espresso + Wine Bar”
(“Walkway Restaurant”).

C.

The restaurant to be operated in conjunction with the “Lake Bluff Hub and
Cycle” retail store on the first-floor of 79 East Scranton Avenue (“Bicycle
Shop Restaurant”).

Section 4.

Parking Variations.

Subject to and contingent upon the conditions, restrictions, and provisions set
forth in Section 5 of this Ordinance, the following variations are hereby granted:
A.
Variation from 10-6A-8.A. A variation from Section 10-6A-8.A of the Lake
Bluff Zoning Regulations so that Owner is not required to add additional onsite parking spaces
when: (i) there is a change in use of any portion of the Subject Property to a new use so long as
the new use does not require a special use permit; (ii) the Bicycle Shop Restaurant adds
seating in accordance with Section 5.L.3 of this Ordinance; or (iii) Restaurant dining spaces are
altered in accordance with Section 5.B.2 of this Ordinance.
B.
Variation from Section 10-6A-8.D. A variation from Section 10-6A-8.D of
the Lake Bluff Zoning Regulations to permit a reduction in the required parking spaces to 18
parking spaces for the Subject Property as depicted on the Site Plans (“Parking Lot”) attached
as Exhibit C.
Section 5.

Conditions of Zoning Approval.

The special use permits and variations granted in Sections 3 and 4 of this
Ordinance shall be, and they are each hereby, expressly subject to and contingent upon each of
the following conditions, restrictions, and provisions:
A.
No Authorization of Work.
The approvals granted pursuant to
this Ordinance shall not authorize the development, construction, reconstruction, alteration, or
moving of any buildings or structures on the Subject Property, but shall merely authorize the
preparation, filing, and processing of applications for any permits or approvals that may be
required by the codes and ordinances of the Village, including without limitation demolition and
building permits.
B.

Compliance with Plans and Applications.
1.

{00115645.1}

Site Plans, Restaurant Floor Plans, and Prior Applications.
Except for minor changes and site work approved by the
Village Building Commissioner or Village Engineer in
accordance with all applicable Village standards, the
Subject Property shall be developed, used, and maintained
in substantial accordance with the following:
a.

The prior applications for the zoning relief restated
herein and accompanying documents, attached
hereto and, by this reference incorporated herein,
as Exhibits B-1 through B-4;

b.

The Site Plans attached hereto and, by this
reference, incorporated herein as Exhibit C; and

c.

The Floor Plans for each Restaurant attached to
this Ordinance and, by this reference, incorporated
herein as Exhibits D-1 through D-4.

2.

Alteration of Restaurant Dining Spaces. Notwithstanding
the requirements set forth in Section 5.B.1 of this
Ordinance, Owner of the Subject Property may move a
Restaurant to a different tenant space within the Subject
Property or reconfigure, expand, or contract the dining
areas of a restaurant space upon the approval of a
resolution by the Village Board, provided that there is no
increase in the resulting gross floor area occupied by an
individual Restaurant. The replacement of part or all of the
Accessory Liquor Retail Area by dining space shall not
constitute an increase in gross floor area. Such
reconfigurations may include the segmentation of a single
restaurant into one or more dining areas with separate
entrances and exits, provided that each dining area shares
a common operator and a common food preparation area.

C.
Compliance with Applicable Law. The Subject Property and all
operations conducted thereon shall comply at all times with all applicable federal, state,
and Village statutes, ordinances, resolutions, rules, codes, and regulations, including
building, electrical, and fire prevention codes.
D.

Use and Maintenance of Parking Lot
1.

Reserved Parking. Parking in the Parking Lot shall be
allowed only for tenants and employees of the Subject
Property that do work for the Restaurants. Employees of
the Subject Property shall not be permitted to park on the
public streets.

2.

Traffic Controls. Owner, at its sole cost and expense, shall
maintain the following existing speed and traffic controls as
depicted on the Plans:
a.

A stop sign and speed bumps at the exit onto
Center Avenue from the Parking Lot.

b.

A stop sign, speed bumps, and pedestrian crossing
signage located on the former bank drive-through
roadway located in the Parking Lot, immediately
before the Pedestrian Walkway.

E.
Refuse Containers. All refuse containers on the Subject Property
shall be fully enclosed and screened as reviewed by the Architectural Board of Review
and approved by the Village Board on July 25, 2016.
F.
Provision of Water Service. Owner agrees to provide, at its sole
cost and expense, water and a hose bib, in a location determined by the Village
Administrator, to the Lake Bluff Garden Club, the Village Planters, or similar group, for
the provision of water to planters located adjacent to the Subject Property.

{00115645.1}

G.
The Pedestrian Walkway. The Pedestrian Walkway shall be
located on the Subject Property between the building located at 103-113 East Scranton
and the building located at 37-43 East Scranton. Owner shall permit the Pedestrian
Walkway to be used as a pedestrian thoroughfare for ingress and egress on a nonexclusive basis. Owner may permit the use of the Pedestrian Walkway for the Walkway
Restaurant or for such small-scale retail operations conducted along the Walkway as the
Village Administrator may authorize with advance written approval, provided that neither
the Walkway Restaurant nor any such retail operations shall prevent pedestrian ingress
or egress. Except for the Seating Area for the Walkway Restaurant, no obstructions shall
be permitted along the Pedestrian Walkway unless approved in advance by the Village
Administrator.
H.
All Restaurants. In addition to any other restrictions and conditions
set forth in this Ordinance, the following regulations shall apply to all of the Restaurants:

{00115645.1}

1.

Limited Restaurant Use of Parking Lot. Owner may not
lease, permit, or authorize the use of more than a
combined total of four parking stalls within the Parking Lot
for use by the Restaurants. Except for any such stalls,
neither the Owner nor any Restaurant may allow use of the
Parking Lot for Restaurant parking including, without
limitation, parking by any Restaurant patron(s), owner(s),
operator(s), or employee(s).

2.

Employee Parking in Train Station Lot. Except as provided
above, Restaurant employees shall not park on the public
streets or in the Parking Lot at any time. Restaurant
employees shall be required to park in the Village parking
lot located at the train station at 600 Sheridan Road, or
such other location designated by the Village
Administrator. The employees, Owner, or the respective
Restaurant operator shall be responsible for applying and
paying for Village permits for the train station parking lot.
As part of the application for such permit, the applicant
shall provide the Village license plate numbers and the
make and models of the vehicles to use such permits.
Owner, or the respective Restaurant operator, must notify
the Village in the event that an employee obtains a new
license plate number or parks a car with a different license
plate in the train station parking lot.

3.

Deliveries. No deliveries shall be permitted or allowed on
the Scranton or Center Avenue sides of the Subject
Property for the Restaurants. All deliveries to the
Restaurants shall be restricted to the Parking Lot.

4.

Refuse. All Restaurant refuse shall be picked up and
disposed of at an appropriate off-site facility no less than
every Monday and every Friday.

I.
Primary Restaurant. In addition to any other restrictions and
conditions set forth in this Ordinance, the following specific regulations shall apply to the
Primary Restaurant:
1.

Hours of Operation. The Primary Restaurant shall not be
open for business to the public between 11:00 p.m. and
6:00 a.m. on any day. With the annual approval of the
Village Administrator, which must be requested no later
than December 1, the Primary Restaurant may continue to
operate after its ordinary closing time on December 31 until
1:00 a.m. on January 1.

2.

Accessory Liquor Retail Area. As shown on the Plans, the
liquor retail area shown shall be an authorized accessory
use to the Primary Restaurant provided that:
a.

The gross floor area occupied by the Accessory
Liquor Retail Area may only be increased by
amendment to this Ordinance;

b.

Any reduction in the gross floor area of the Primary
Restaurant must proportionately reduce the floor
area of the Accessory Liquor Retail Area; and

c.

Patrons of at least one dining space within the
Primary Restaurant must be able to access the
Accessory Liquor Retail Area without exiting and
re-entering the building.

J.
Walkway Restaurant. In addition to any other restrictions and
conditions set forth in this Ordinance, the following specific regulations shall apply to the
Walkway Restaurant:

{00115645.1}

1.

No Preparation of Food on Premises. The Walkway
Restaurant may only be used to sell and serve food items
prepared off-site, and no kitchen facilities or cooking
facilities shall be installed in the Walkway Restaurant other
than minor commercial appliances used to warm or reheat
food items prepared off-site, such as a toaster oven or
microwave. Notwithstanding this provision, food may be
cooked or prepared on-site pursuant to an approved
Special Event Plan.

2.

Seating Area; Preservation of Pedestrian Access.
Pedestrian ingress and egress via the Pedestrian Walkway
must be preserved at all times during the operation of the
Walkway Restaurant. The Applicant may designate a
seating area along the Pedestrian Walkway for the use of
Walkway Restaurant customers that the Village
Administrator determines will not obstruct pedestrian
ingress and egress (“Seating Area”). No permanent or

non-movable furniture, equipment or other improvements
may be placed within the Pedestrian Walkway, including
the Seating Area. Temporary furniture and equipment may
be placed in the Seating Area during operating hours but
must be removed from the Seating Area at the close of
business each day unless otherwise approved by the
Village Administrator.

{00115645.1}

3.

Hours of Operation. The Walkway Restaurant shall be
open for business to the public or for Special Events no
later than 10:00 p.m. on any day.

4.

Maximum Capacity. The capacity of the Walkway
Restaurant must comply with any applicable Village or
state fire safety regulation and in no event shall exceed 42
persons at any one time.

5.

Supervision During Liquor Sales. Employees of the
Walkway Restaurant must supervise the Seating Area at
all times during the service of alcoholic liquor.

6.

Special Event Plans. The Applicant may submit a written
special event plan to the Village Administrator (“Special
Event Plan”) to authorize special events at the Walkway
Restaurant that may include the use of temporary
equipment or facilities for the service of food prepared or
cooked on-site (“Special Events”). No Special Event may
take place at the Walkway Restaurant except as
authorized in advance by the Village Administrator
pursuant to an approved Special Event Plan. The Special
Event Plan must include, without limitation, the following
information:
a.

the nature of the Special Event;

b.

the date and time of the Special Event;

c.

a site diagram displaying the planned use of
the Pedestrian Walkway during the Special
Event, including the location of seating, food
preparation and service areas, and specific
measures that will preserve public ingress
and egress through the Pedestrian Walkway
during the Special Event;

d.

the identity of any additional personnel that
will assist in operating the Special Event;

e.

any proposed use of parking areas for the
Special Event,

f.

plans for patrons and employees to access
and use existing restroom facilities in the
buildings adjoining the Pedestrian Walkway
via elevator and stairs throughout the
Special Event; and

g.

measures to mitigate the impact of the
Special Event on surrounding properties,
including without limitation noise, odor,
traffic, or other impacts.

The Special Event Plan may include multiple Special
Events during no more than a 12-month period, but must
include information specific to each Special Event. The
completed Special Event Plan must be provided to the
Village Administrator at least 30 days prior to the first
scheduled Special Event or at such other time as the
Village Administrator may determine. The Village
Administrator may, in his or her sole discretion, approve,
approve with conditions, or deny the Special Event Plan, in
whole or in part.
K.
Bicycle Shop Restaurant. In addition to any other restrictions and
conditions set forth in this Ordinance, the following specific regulations shall apply to the
Bicycle Shop Restaurant:
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1.

Hours of Operation. Food and beverages may not be
served in the Bicycle Shop Restaurant between the hours
of 10:00 p.m. and 6:00 a.m.

2.

Maximum Seating Capacity. No customer seating may be
provided within the Bicycle Shop Restaurant accept as
permitted in accordance with Section 5.L.3 of this
Ordinance.

3.

Continuation of Existing Business. The Bicycle Shop
Restaurant shall be operated in conjunction and within the
same tenant space with a business that is a permitted use
within the Central Business District, except for a food store
(“Complementary Use”). The Complementary Use is to be
the principal or co-equal user of the tenant space occupied
by the Bicycle Shop Restaurant measured by percentage
of the gross floor area of the Bicycle Shop Restaurant
space. The operator or nature of the Complementary Use
may change without amendment to this Special Use
Permit. In the event that the Complementary Use ceases
operations on the Subject Property, the Bicycle Shop
Restaurant shall suspend operations within 90 days until
and unless a Complementary Use is resumed.

L.
Modifications by the Village Board. In addition to an Applicant’s
ability to seek an amendment to this Ordinance, the Village Board may, by resolution
duly adopted, approve any of the following modifications to these conditions without a
hearing before the Plan Commission and Zoning Board of Appeals or an amendment to
this Ordinance:
1.

Restaurant Hours of Operation. The hours of operation of
any Restaurant, provided that the Village provides
reasonable written notice in advance to all property owners
within 300 feet of the Subject Property prior to considering
a resolution modifying the hours of operation.

2.

Restaurant Outdoor Dining. The creation, expansion,
reconfiguration, reduction, or elimination of any outdoor
dining area in the public right-of-way for use by any
Restaurant.

3.

Addition of On-Premises Seating to Bicycle Shop
Restaurant. The addition of no more than 22 seats for onpremises food consumption at the Bicycle Shop
Restaurant, provided that the Bicycle Shop Restaurant
provides all plumbing fixtures required by the Illinois
Plumbing Code or the Bicycle Shop Restaurant obtains a
variation issued by the Illinois Department of Public Health
to otherwise applicable requirements.

Section 6. Failure to Comply with Conditions.
Upon failure or refusal of Owner or Applicant to comply with any or all of the
conditions, restrictions, or provisions of this Ordinance, the Special Use Permit and Variations,
granted in Sections 3 and 4 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 7. Binding Effect.
The privileges, obligations, and provisions of each and every section and
provision of this Ordinance are for and inure to the benefit of and run with and bind the Subject
Property, unless otherwise explicitly set forth in this Ordinance.
Section 8. No Third Party Beneficiaries.
Nothing in this Ordinance shall create, or shall be construed or interpreted to
create, any third party beneficiary rights.
Section 9. Repealer.
All portions of the Original Approval that apply to the Subject Property and the
Prior Approvals are hereby repeal and replaced with the provisions, terms, and conditions of this
Ordinance. Nothing in this Section 9 shall repeal or effect any approvals that apply to the
Abutting Property.
Section 10. Effective Date.
{00115645.1}

A.
This Ordinance shall be effective only upon the occurrence of all
of the following events:
i.

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

ii.

publication in pamphlet form in the manner required by law;

iii.

the filing by Owner and Applicants with the Village Clerk, for
recording in the Office of the Lake County Recorder of Deeds, of
an unconditional agreement and consent, signed by Owner and
Applicants, to accept and abide by each and all of the terms,
conditions, and limitations set forth in this Ordinance. The
unconditional agreement and consent shall be in the form of
Exhibit E, attached to and by this reference made a part of this
Ordinance; and

B.
In the event that Owner and Applicants do not file with the Village
Clerk a fully executed copy of the unconditional agreement and consent required
pursuant to Paragraph 10.A(iii) of this Ordinance within 60 days of the date of passage
of this Ordinance by the Board of Trustees, or prior to the issuance of a temporary or
permanent occupancy permit for the Subject Property, whichever occurs first, then, at
the option of the Board of Trustees, this Ordinance shall be of no force or effect and
shall be rendered null and void.

[Signature page follows.]
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September 10, 2020

To: vlb@lakebluff.org
Attn: LB/PCZBA
Cc: Village Board Trustees and Village President
RE: Public Hearing for Zoning Relief for Property at 28-38 E. Center and
53-91 E. Scranton
From: Gary Lawrence
Lawrence Property, LLC
The Community Pub of Lake Bluff, LLC
After presenting to various Village of Lake Bluff boards that were
required for approval of The Community Pub of Lake Bluff, LLC and the
Lawrence Property, LLC pub/restaurant project to be located in the
disused drive-thru area behind 103 E. Scranton Avenue, I am concerned
about both recent changes in the Center Avenue Partners buildings, as
well as any future proposals for change as it relates to restaurant
development/changes and the effect on parking in the CBD (Central
Business District).
Even without the recent loss of the parking spaces on the south side of
Scranton Avenue along the edge of The Village Green there has been an
ongoing problem with parking that has not been fully addressed.
I consistently witness employees of numerous downtown businesses
parking in the street spaces or in off-street parking for more than the
allotted time. Additionally, enforcement of parking regulations
(ticketing) rarely takes place. Making sure that long-term employee

parking takes place at the train station will open up spaces for
customers, but enforcement is still required.
A variance for parking was given to Lawrence Property, LLC back in
2003 for the addition of the Lake Forest Bank & Trust Drive-Thru and
again in 2020 for the proposed addition of the pub. Center Avenue
Partners was given a much greater percentage for a parking variance
compared to Lawrence Property, LLC back in 2003 and I do not believe
there has been a variance for any more spaces.
I spoke with an officer for the Village of Lake Bluff at approximately
1:35 pm on September 10, 2020, only after I wrote down at 11:13am,
the license plates of 14 cars that parked within close proximity to
Lawrence Interiors/Bluffington’s. They were all parked in 2 Hour
Parking and after 2-1/2 hours, 3 of the 14 cars were still in their original
spaces. The officer told me that due to current case law, they can no
longer “chalk” tires and that a “license plate reader” was not in the
budget this year so that they “realistically had no way of enforcing”
parking.
I encourage the PCZBA and Village Board to:
1 – Review the entire parking situation for the downtown business
district.
2 – Determine how to enforce the parking regulations.
3 – Consider all options, including the purchase by The Village of the
vacant bank property at the NE corner of Scranton and Oak for
additional public parking.
4 – Review the rationale for 8 village owned spaces (located on the
west side of Oak between North and Scranton) not having ANY
signage whatsoever.

Lastly, I am excited about the growth of the downtown CBD and the
addition of restaurants. I simply want to make sure there is ample
parking for customers on a continual basis.
Thank you for your consideration.
Gary Lawrence
Lawrence Property, LLC
The Community Pub of Lake Bluff, LLC

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

Mark Stolzenburg <markstolzenburg@gmail.com>
Tuesday, September 15, 2020 10:12 PM
gpeters@lakebluff.org
Drew Irvin; Glen Cole
Prairie - Proposed expansion

Dear Chairman Peters and members of the PCZBA:
I hope this message finds you well. I write in strong support of the Davis family's proposal to expand Prairie Espresso +
Wine to an indoor space on Scranton Avenue.
The Davis family opened Prairie in the summer of 2014, around the same time that my family moved here to Lake Bluff.
Visiting Prairie for a cup of coffee is one of my first memories of living here in the Village. In the intervening six years, the
Davises have created one of Lake Bluff’s most unique and important meeting places, taking a nondescript alley and
transforming it into an inviting outdoor oasis where families meet and the community gathers. Indeed, the Village
nominated Prairie for an award from the Congress for New Urbanism, which it won. Prairie is a prime example of
placemaking done perfectly.
Now the Davises seek to take the next logical step: expand what they created in Scranton Alley to a neighboring
storefront, so that the community can enjoy Prairie year‐round. The Village Government should embrace this proposed
investment in our community and approve the Davises’ application for a special use permit to expand Prairie to 79 E.
Scranton.
One issue that might be raised is parking. As an initial matter, at least from my observations, most of Prairie’s customers
live in the Village and walk there. Others ride bicycles. As such, Prairie arguably generates less vehicular traffic than most
businesses in Lake Bluff’s CBD. Regardless, allowing Prairie to open indoor operations likely will likely have, at worst, a
net neutral impact on parking. Whether the indoor or outdoor space is occupied will be a binary proposition that
depends on the weather. On nice days, patrons will likely sit outdoors in the alley, which I understand is approved for
approximately 45 seats. The proposed indoor space, which patrons will likely use only when there is inclement weather,
will have fewer seats and would thus require less parking (assuming, of course, that patrons are not walking or biking).
Regardless, speculative fears about parking are not a good reason to prevent a business from opening. (Anecdotally,
parking has not been a problem in the past several months, even with most of the street spaces in front of Block 1
occupied by outdoor dining.) Adequate parking is an issue of infrastructure. That is the Village’s problem to solve using
the property taxes paid by residents and sales taxes remitted by businesses. Numerous residents ‐ myself included ‐
have implored the Village to purchase some or all of the long‐vacant Block 3, whether through a market transaction or
eminent domain, and refurbish the parking lots to create additional CBD parking that has long been identified as a need.
It also seems, impliedly or otherwise, that we have decided that Lake Bluff’s CBD is best suited as a food and beverage
district. That is probably a good idea; as we’ve learned, both due to our location and population, we simply do not have
the robust traffic needed to support retail businesses. Frankly, that is fine, and uptown is finding its niche. Organic and
grassroots‐based development through home‐grown, unique, and inviting businesses such as Prairie is the best way to
grow a community. This is precisely the type of business that Lake Bluff should be encouraging. And given Prairie’s
success to date, it is a safe assumption that allowing its expansion will provide year‐round revenue, which as we are all
too aware, is an added benefit during this time of economic uncertainty.
Thanks for your time, consideration, and service to Lake Bluff.
1

Mark Stolzenburg
16 E. North Ave.
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Prairie Espresso
(Scranton Alley)
Prairie Espresso opened its doors in
2014, but the story starts much earlier.
In 1998, the Village of Lake Bluff set out
to revitalize a sleepy downtown whose
biggest attraction was a gas station.
As part of creating a walkable and
activated downtown, planning firm
Teska Associates envisioned that Lake
Bluff’s central business district would
be characterized by private niches to
“provide an element of exploration,
surprise, and intimacy” that “invite
the public to wander” into spaces
which provide a breath of “variety and
spontaneity.”

“Big things come in small
packages,” the adage goes.
Prairie Espresso + Wine Bar is both.
Proprietor and local resident John
Davis has created a creative coffee and
entertainment space in Lake Bluff using
just under 100 square feet of space
tucked into a cozy downtown alley.

Prairie Espresso is exactly that. John
Davis has turned a snug and forgettable
parking lot cutthrough into an inviting
space, lush with plants and decor
that spill out between downtown
storefronts on Scranton Avenue. Grape
vines spread across an overhead trellis
for shade... they could serve other
purposes, but John hasn’t quite figured
out how to make wine out of them. Yet.

Something else that makes Prairie
unique? Every coffee shop is a
community gathering place, sure,
but not every coffee shop turns into
a karaoke bar by night. John hosts a
summer’s worth of events using the
Scranton Alley as a backdrop for food
trucks and local musical talent.
Visitors can enjoy Hoagies and Hits
when Waukegan’s Hoagie Hut comes to
visit on Thursdays. If you’re more into
Italian, you can grab a Friday night slice
made on-site in a traveling pizza oven
operated by Libertyville’s Pizzeria
Deville. Local bands like Lake Bluff’s
own Bushwood and open mics
frequented by mother-daughter duets
set the tone for after-work happy hours.
Just when it seems that you couldn’t
fit any more people into the Scranton
Alley, Prairie Espresso finds another
way to bring more Lake Bluff locals
together. We think that’s why Prairie’s
a Third Place Champion.

Kathryn Briand & Peter McGuire
610 Lincoln Avenue
Lake Bluff, IL 60044
Dear Chair Peters and Commission Members:
Peter and I are writing to express our support for Prairie Espresso’s special use permit application on the
agenda of the September 16 PCZBA meeting.
Prairie Espresso has become part of the fabric of Lake Bluff. John Davis has created a convivial
atmosphere where people from all walks of life gather to enjoy a cup of coffee or a glass of wine. We
always look forward to the warmer months when we can go to Prairie to enjoy a beverage and visit with
friends. When winter comes, however, we haven’t had the ability to visit Prairie as often because
weather prevents John from opening most days. Now, John has the opportunity to expand his business
and add indoor seating at the 79 E. Scranton location. This is a smart business move and great news for
all of Prairie’s customers who will be able to enjoy it year-round.
However, after reviewing the packet, it appears the issue of parking may be an impediment to Prairie’s
desire to expand its business. It would be unfortunate for a successful locally owned business that
employs local residents to be unable to expand due to a question of parking spaces. While it is true that
parking in the downtown area can be difficult sometimes, we believe it is the responsibility of the Village
to provide sufficient parking for its Central Business District, as parking is a question of infrastructure
similar to sidewalks and streetlamps.
To ameliorate any parking shortage, we suggest the Village buy the former PNC Bank property and
convert it into a public parking lot. This would solve myriad parking issues and provide adequate
customer parking at the east end of the Central Business District. We are certain this investment will
pay off with increased revenue for the businesses and Village alike.
We encourage the PCZBA to recommend the Village Board approve the special use permit application
for Prairie Espresso’s new location at 79 E. Scranton. This is exactly the kind of business the Village
should be working to support in every way possible.
Sincerely,
Kate Briand
Peter McGuire

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:

September 11, 2020

SUBJECT:

Agenda Item #8 – Accessory Dwelling Unit Workshop

Introduction
At its meetings in July and August, the PCZBA has reviewed the concept of accessory dwelling units as
a component of its alternative housing strategy and the Village’s Comprehensive Plan. Accessory
dwelling units (“ADUs”) are small houses, apartments, etc. that are on the same property lot as a singlefamily residence. They are commonly called “granny flats” or “in-law suites.”
Updates
Based on feedback from the PCZBA’s August workshop, Staff circulated a proposed policy outline to
the Architectural Board of Review that includes the following changes:
•

Eliminate provisions that would allow an ADU to exist in the absence of a principal structure.
Include language that applies to accessory uses and structures generally (including ADUs) that
would allow them to remain on a lot no longer than one year after the principal building is
demolished or the principal use ceases.

•

Add a mildly larger maximum size of 1,500 square feet for ADUs in the Village’s estate districts
(C-E, E-1, and E-2). By operation of other sections of the Zoning Regulations, these larger
structures would be subject to the principal structure setbacks applicable to these lots.

•

Add a maximum height of 24 feet in addition to a mean height limitation of 20 feet for those
structures exceeding the district’s underlying height restriction. Eliminate a requirement that,
under these circumstances, the height of an accessory dwelling unit not exceed the height of a
principal structure. This would allow, for example, a 2-story ADU in conjunction with a ranch
house.
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Workshop Questions
The PCZBA asked Staff to research a number of issues through the course of its August workshop,
including:
•

Minimum Rental Length. One question was if the Village could impose a minimum rental
length restriction on ADUs beyond the prohibition on short-term rentals (30 days). Restrictions
on rental length are uncommon in our review, and as a practical matter would be difficult to
enforce.

•

Water and Sewer Service. One question was how ADUs would receive water and sewer
service; for example, if they would require a separate service line or meter. The Illinois
Plumbing Code does not appear to dictate how water and sewer service is provided to these
structures, which leaves this up to municipalities to control. It appears common that these
structures share a service line with the principal structure, and typically (but not always) have
separate meters if they are a detached structure. The Village’s policy here would likely be
established by amendments to Title 8, which governs use of the Village’s public utility systems.

•

Tree Preservation Regulations. One question was how ADUs would be treated under the
Village’s tree preservation regulations. Today, Section 10-11-7(B) provides various exemptions
to the requirement that someone removing trees either replace them or pay a fee in lieu of
replacement. Subsection (B)(5) provides that a conforming residential addition needs to replace
only 50% of trees removed; subsection(B)(6) increases that to a full exemption for structures that
are protected by the Village’s historic preservation regulations. Absent other amendments
recommended by the PCZBA, these provisions may provide fee reductions for attached ADUs
but not detached ADUs.

Workshops with Other Bodies
Since the PCZBA’s August meeting, Staff held discussions regarding this topic with members of the
Village Board and the Architectural Board of Review. The Village Board indicated that it may hold a
Committee on the Whole regarding this subject in the future. Members of the Architectural Board of
Review were invited to participate in the PCZBA’s September meeting.
Impact to Public Services
At the Village Board’s discussion of this item, Staff was asked to research what impact an accessory
dwelling unit would pose to public services. For those unfamiliar, the Village requires either the
dedication of land or a fee in lieu of land to provide for municipal, park, school, and library services
needed for newly introduced residents. The regulations use tables of estimated population, land needs,
and land costs to calculate the fee payable in this manner (summary table attached):
(𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸 𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝 𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐𝑐 𝑏𝑏𝑏𝑏 𝑎𝑎 𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑢𝑢𝑙𝑙𝑙𝑙𝑙𝑙 ℎ𝑜𝑜𝑜𝑜𝑜𝑜𝑜𝑜𝑜𝑜𝑜𝑜 𝑡𝑡𝑡𝑡𝑡𝑡𝑡𝑡)
× (𝑟𝑟𝑟𝑟𝑟𝑟𝑟𝑟𝑟𝑟 𝑜𝑜𝑜𝑜 𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝 𝑡𝑡𝑡𝑡 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑜𝑜𝑜𝑜 𝑙𝑙𝑙𝑙𝑙𝑙𝑙𝑙)
× (𝑐𝑐𝑐𝑐𝑐𝑐ℎ 𝑣𝑣𝑣𝑣𝑣𝑣𝑣𝑣𝑣𝑣 𝑜𝑜𝑜𝑜 𝑙𝑙𝑙𝑙𝑙𝑙𝑙𝑙 𝑝𝑝𝑝𝑝𝑝𝑝 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎)
= 𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼 𝑓𝑓𝑓𝑓𝑓𝑓 𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝

For example, in the case of a new four bedroom single family residence, the calculation for the Park
District’s contribution is:
3.631 average population
× 7.3 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑝𝑝𝑝𝑝𝑝𝑝 1,000 𝑜𝑜𝑜𝑜 𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝
× $583,200 𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝𝑝 𝑣𝑣𝑣𝑣𝑣𝑣𝑣𝑣𝑣𝑣 𝑜𝑜𝑜𝑜 𝑜𝑜𝑜𝑜𝑜𝑜 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑜𝑜𝑜𝑜 𝑙𝑙𝑙𝑙𝑙𝑙𝑙𝑙
= $14,308.98 Park District contribution in lieu of land
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Several factors make it difficult to estimate the effect that accessory dwelling units would have within
this framework:
•

First, these population estimates are based on demographic studies. However, the U.S. Census
does not treat ADUs consistently, which makes it difficult to study ADUs specifically. The best
available resource located is a survey by the Oregon Department of Environmental Quality of
ADUs located in Portland, Eugene, and Ashland, OR in 2013 (attached). These results may not
be generalizable to Lake Bluff.

•

Second, because these studies are based on observed population, the relationship between the
size of a dwelling built and the population generated by that dwelling is not linear. For example,
the population estimate (and thus the fee incurred) decreases from a four-bedroom to a fivebedroom detached house.

•

Finally, while a new developer must pay the impact fee for constructing a new dwelling unit, the
Village does not require single-family homeowners to pay an impact fee for expanding their
existing residences. It is unclear if that building an accessory dwelling unit would be different
than building other types of residential space as additions.

We were unable to locate an Illinois municipality that charges impact fees for accessory dwelling units.
Were these fees to be charged, they would constitute a substantial additional cost. For example, using
the Urban Land Institute’s May 2020 estimates from Unlocking Accessory Dwelling Units In Chicago
ranging from $76,000 to $173,000 to create a 900 sq. ft. basement ADU, the Village’s $17,499 impact
fee for a one-bedroom apartment would constitute an additional 10% to 23% cost above construction.
Attachments.
•
•
•

ADU policy outline.
Impact fee summary table.
2013 Accessory Dwelling Unit survey (State of Oregon).
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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.

Number. Each zoning lot used as a single-family residence may
establish one accessory dwelling unit as a permitted accessory use.
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.
b. 1,500 square feet of gross floor area in the C-E,
E-1, and E-2 districts.
c. 1,000 square feet of gross floor area in all other
residential districts.
d. In evaluating the requirements of (a) through (c),
any area used as a garage, shed, or for similar
storage 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.
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◀ 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.
◀ 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.
Some properties in the estate districts (C-E, E-1,
and E-2) appear to have multiple accessory
dwelling units.
◀ 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.
◀ Accessory structures >1,000 square feet are
subject to the principal structure setback
requirements.

Lake Bluff – PCZBA Draft ADU Regulations – August 28, 2020
Provisions

Commentary

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 height of the structure does not exceed 24 feet.
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).

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.

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.
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◀ 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).

Lake Bluff – PCZBA Draft ADU Regulations – August 28, 2020
Provisions

Commentary

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.

•

Amend 10-5-9(F) to read:
F.
An accessory building or use shall not be erected
or commenced prior to the establishment or construction
of the principal building. An accessory building or use
may be maintained for a period no greater than one
year after the date that the principal building is
demolished or the principal use is ceased, unless a
building permit is issued and construction is actually
begun within that period and is thereafter diligently
pursued to completion, or unless a certificate of
occupancy is issued and a use commenced within that
period. Where an accessory structure or use is to be
maintained in the absence of a principal structure or
use under this provision, the Building Commissioner
may require the property owner to execute a covenant,
in a form provided by the Village, providing that any
accessory structures must be removed at the owner’s
expense at the expiration of this allowance or else may
be removed by the Village at the owner’s expense. The
covenant shall further provide that any fees that have
not been paid within thirty (30) days following the
mailing of a written demand for payment to the owner
may be imposed as a lien against the property and may
be foreclosed in the manner provided for mortgages or
mechanics' liens under Illinois law.

•

Strike 10-5-9(G) entirely (re: residential pool houses).

•

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

◀ 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 apply to all accessory structures
including detached accessory dwelling units.
Exact language is to be decided.

◀ This is an incompatible provision.

◀ This would allow a home occupation to be
operated from an accessory dwelling, subject to
all other limitations.
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Provisions
•

•

Commentary

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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◀ 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.

Revised"Cash In Lieu Of" Donation Table
For
Village Ordinance 95-31 (Impact Fee Ordinance)
Per Acre Value of $583,200
As Amended by Village Ordinance 2006-10
Effective April 25, 2006
Detached Sinale Familv
2 Bedroom 3 Bedroom 4 Bedroom 5 Bedroom

AGENCY
Park District

$8,425.32 $11,924.87 $15,458.47 $15,454.22
$388.82

School District 115

$2,575.82

School District 65

$5,890.32

$4,121.30

$7,727.40 $12,742.92

$9,068.76

$2,760.46

$10,075.75 $14,260.83 $18,486.64 $18,481.55

Municipal*
Library District**

$1,177.27

$1,666.25

$2,159.98

$2,159.36

$22,642.9 8 $38,339 .81 $54,738.33 $49,285.19

TOTAL

Attached Sinale Familv
AGENCY

1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

Park District

$4,546.86

$8,842.54 $10,230.44 $13,806.62

School District 115

$0.00

$719.26

$1,283.04

$3,265.92

School District 65

$0.00

$2,882.00

$4,699.60

$8,043.32

Municipal*
Library District**
TOTAL

$5,437.55 $10,574.70 $12,234.48 $16,511.20
,.

$635.31

$1,235.56

$1,429.49

$1;929.18

$10,619.72 $24,254.06 $29,877.05 $43,556.24

Aoartments

AGENCY
Park District

' Efficiencv 1 Bedroom 2 Bedroom 3 Bedroom
$5,790.01

$7,463.15

School District 115

$0.00

$19.42

$816.48

$2,255.06

School District 65

$0.00

$48.58

$1,992.62

$5,744.52

$6,924.22

$8,925.11

$9,271.32 $15,365.65

$809.02

$1,042.83

$1,083.28

Municipal*
Library District**
TOTAL

$7,752.65 $12,848.71

$1,795.30

$13,523.25 $17,499.09 $20,916.35 $38,009.24

*Excludes 10% as a donation to the Library District
**Includes 10% as a donation from the Muncipal portion
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Methodology
The Portland State University (PSU) Survey Research Lab (SRL) conducted a combined mail and web
survey of owners of Accessory Dwelling Units (ADUs), on behalf of the Green Building Program at the
Oregon Department of Environmental Quality (DEQ), Portland’s Metro regional government (Metro),
and AccessoryDwellings.org. The goal of this survey was to learn about how ADUs are being used by
owners in Portland, Eugene, and Ashland, Oregon. The survey was conducted from June 5 to August 11,
2013, and resulted in a total of 369 completed surveys, with 290 completed surveys from Portland, 49
completed surveys from Eugene, and 30 completed surveys from Ashland.

Background
The purpose of conducting this survey was to gain a better understanding of how ADUs are being used,
who is using them, the financing mechanisms for them, and some energy usage and structural
characteristics of them. Prior to conducting the survey, the SRL assisted representatives of DEQ, the City
of Portland, Metro, AccessoryDwellings.org, Energy Trust of Oregon, the City of Eugene, and the City of
Ashland with finalizing the survey instrument to ensure the items were accurately worded, skip patterns
would correctly guide respondents through the survey, and the collected data would provide them with the
information they needed to understand the current status of ADUs in Portland, Eugene and Ashland.
The survey included questions about past, current, and future ADU use; current occupant demographics
and rental logistics; construction; energy use; and owner demographics. The final mail survey instrument
can be found in Appendix C of this report. The survey instrument was also programmed into Qualtrics1
web survey software, and testing was conducted to ensure appropriate wording of questions, correct
functioning of all skip patterns, and the accurate recording of data.

Respondent Sampling
The target population for the survey included owners of ADUs in Portland, Eugene, and Ashland, Oregon.
This included both owners who lived on the property where the ADU is located, owners who lived off the
property, and registered businesses or property developers who owned properties with an ADU. Each city
provided a list of names and contact information for ADU owners as found in building permit and tax
records. There were initially 701 records for Portland, 104 records for Eugene, and 67 records for Ashland,
for a total of 872 records. Because some individuals owned multiple properties with ADUs, each record in
the list represented a single property with an ADU. From the original 872 records, 12 were removed due to
incomplete addresses, or because the property was owned by a bank or city government, resulting in a final
sample of 860 ADUs owned by 839 owners. The breakdown of the 860 total records included 689 from
Portland, 104 from Eugene, and 67 from Ashland. Of those 860 ADU records, 68.8% were identified in
the building permit and tax records as “owner-occupied”, meaning they were located on properties where
the owner lived. Within each city, the proportion of owner-occupied ADU records (i.e., prospective
respondents who received the survey) was 64.7% (n=446) in Portland, 100% (n=104) in Eugene (where
owner occupancy is required by code), and 62.7% (n=42) in Ashland.
1

http://qualtrics.com
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Targets were set for the number of completed surveys that would be large enough to confidently generalize
the findings to the total population of ADUs in each of the three cities. These were calculated based on the
total population size (Portland=689, Eugene=104, Ashland=67), the degree of accuracy desired in the
results (i.e., sampling error, usually at +/-5%), the level of confidence that the data gathered from the
sample is representative of the entire population (usually 95%) and how varied the population is expected
to be (usually set at 50/50 to represent the widest variation). Using these factors, the targets for completed
surveys were 248 for Portland, 82 for Eugene, and 57 for Ashland.

Respondent Recruitment
Target respondents were initially mailed an introductory letter informing them of the purpose of the survey
and inviting them to participate. Respondents were told that the survey would be arriving in the mail a few
weeks later, but that they could complete the survey immediately online by going to www.ADUSurvey.org
and logging on with their Survey ID. This initial letter was mailed to the full sample of 839 owners. A total
of three mailings were sent to potential respondents. The first mailing included the introductory letter, the
second mailing included a cover letter and the survey instrument, and the third mailing included a reminder
postcard. Each mailing also provided the link to take the survey online. If an introductory letter or survey
mailing was returned with a forwarding address, the it was resent to the correct address. As responses came
in to each round of mailing, they were tracked accordingly so the survey mailing and reminder postcards
were sent only to those owners who had not yet completed the survey on paper or online.
Mailings were sent on the following dates:
Survey Mailings
Introductory Letter: Wednesday, June 5, 2013
Cover Letter & Survey Instrument: Friday, June 21, 2013
Reminder Postcard: Monday, July 8, 2013

There were 11 owners who owned multiple ADUs. These owners were sent modified introductory and
survey cover letters that contained the Survey IDs for all of their ADUs, and received a separate paper
survey for each ADU they owned in a single mailing packet. These mailings to multiple owners were sent a
few days after the mailings for the individual owners. Due to printing and space constraints, these multiple
ADU owners did not receive a reminder postcard.
The online survey went live on June 5, 2013, and concluded on August, 11, 2013. A total of 390 people
responded to the survey by mail or online. Of those, 20 were removed from the final dataset because they
did not provide complete data, resulting in a final count of 369 completed surveys across all three cities.
To help maximize the response rate, potential respondents were offered the opportunity to enter a drawing
to win an Apple iPad Mini or a $350 store gift card upon completion of the survey. Respondents could
enter the drawing by filling out a separate slip of paper to be returned with the mailed survey instrument.
Respondents who completed the survey online were automatically redirected to a separate form where they
could enter their contact information to be entered in the drawing. The drawing was held on September 8,
2013.
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Response Rates
The response rate is calculated by dividing the number of completed surveys by the total number of
records that were eligible and deliverable. Table 1 below includes a list and frequencies of all final record
dispositions for each city, and for all cities combined. The dispositions “Paper Complete” and “Web
Complete” represent all completed surveys that are included in the results presented later in this report.
“Paper Partial or Incomplete” include surveys that had one or more applicable sections of the survey left
blank; these are excluded from the data results. The dispositions “Ineligible”, “Not current owner of
property”, and “Mail returned to sender” are excluded from the response rate calculations. Table 2
presents the response rates for each city, and the total response rate for all cities combined. For additional
context, Table 3 lists the proportion of completed surveys from owner-occupied properties by city.
Table 1: Final Record Dispositions
Portland
Disposition

Eugene

Ashland

Total

Count

Percent

Count

Percent

Count

Percent

Count

Percent

Paper Complete

119

17.4%

29

27.9%

22

32.8%

170

19.9%

Web Complete
Paper Partial or
Incomplete
Refusal
Survey submitted after
data collection period
Ineligible: No ADU at
listed property
Not current owner of
property
Mail returned to sender

171

24.8%

20

19.2%

8

11.9%

199

23.1%

16

2.2%

1

1.0%

4

6.0%

21

2.3%

1

0.1%

-

-

-

-

1

0.1%

2

0.3%

-

-

-

-

2

0.2%

5

0.7%

-

-

-

-

5

0.6%

1

0.1%

-

-

1

1.5%

2

0.2%

10

1.5%

13

12.5%

-

-

23

2.7%

No Response

364

52.8%

41

39.4%

32

47.8%

437

50.8%

Total

689

100%

104

100%

67

100%

860

100%

Table 2: Final Response Rates
Target Completes

Total Completes

Valid Sample

Response Rate

248

290

673

43.2%

Eugene

82

49

91

53.8%

Ashland

57

30

66

45.5%

369

830

44.6%

Portland

Total

Table 3: Completed Surveys for Owner-occupied ADUs by City (n=369)
Count

Percent

Portland

204

70.3%

Eugene

49

100.0%

Ashland

24

80.0%
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Sampling Error
When estimating the sample size needed for a survey, one of the criteria included is the sampling error,
also known as the margin of error. The sampling error is the level of accuracy we would like to have in the
results. Once the survey is completed, though, the actual sampling error can be calculated. For this
calculation, we used a confidence interval of 95%, maximum variation (50/50), and the sample sizes
achieved. Based on those figures and the size of the population, the sampling error for the results of all
cities combined and for each city are as follows:
Table 4: Sampling Error
City

Sampling Error

Portland

±4.38%

Eugene

±10.22%

Ashland

±13.43%

All Cities

±3.87%

These figures indicate the range we would expect the “actual” findings for the entire population of ADUs
in each of the three cities, as well as all the cities combined. For example, we found that 91.0% of the
Portland respondents had a completed ADU (Table 5). Using the sampling error in Table 4, we would
expect the actual percentage of ADUs in Portland to be within ±4.38% of 91.0%, or within the range of
86.62% to 95.38%. This sampling error can be applied to each of the items within the survey for the
Portland respondents; whereas, ±3.87% can be applied to the findings in this report for all three cities
combined. Both of these sampling errors are small and within a reasonable range for generalizing to the
respective populations. However, the sampling errors for Eugene and Ashland are much larger and suggest
that the sample sizes for those two cities are not large enough to generalize to the respective populations
with sufficient confidence. This commonly occurs with such small population sizes as we had with these
two cities.

Notes on Data
The data presented on the following pages in this report include descriptive statistics for the City of
Portland for all survey questions, as well as descriptive statistics for selected set of questions for all three
cities combined. Due to the small final Ashland and Eugene sample sizes and relatively large margins of
error, separate results for Ashland and Eugene are not included in this report.
This report is not intended to present any interpretation of the survey results. While reviewing
results, understand that further analyzing the data (e.g., intersecting selected items with each other
crosstabs) may provide a more detailed explanation of the results. It is also important to consider
information available that can provide context and further explain the findings. As needed and as
staff time comes available, DEQ will offer additional interpretation of these findings.

these
using
other
more

In this report, statistical tables are presented for each survey question. The header above each table
includes the text of the original question, followed in parentheses by the question number and the “n” of
each question. The “n” indicates the applicable sample size for each question – that is, the number of
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respondents for whom the question was applicable. For questions where a numeric average is presented,
the “n” represents the number of respondents who provided a valid response to that question.
A number of items in the survey instructed respondents to “check all that apply” from a series of options.
For those items, all of the options are presented in one table, along with the respective frequencies and
percentage of respondents who selected each option. Those tables do not include “total” frequency and
percentage figures because they sum to totals beyond the sample size and greater than 100%.
Some survey questions were open-ended, or had “other” options where respondents could enter an openended response. These text responses are, for the most part, presented as they were written in by
respondents. Where any text has been edited in these responses, it is presented as text in [brackets]. Editing
was done in the following cases: To remove potentially personal or identifying information; to give similar
answers across respondents the same wording to allow more accurate frequency counts; to shorten long or
redundant responses for brevity and clarity. The original responses, excluding identifying information, are
preserved in the final survey data file.
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Portland Data Results
Section A: ADU Use – Portland
Table 5:

Is your ADU currently completed or still under construction? (Q1—Portland)
(n=290)
Frequency
Percent
Completed
264
91.0%
Under construction
26
9.0%
Total
290
100.0%

Table 6:

How is your ADU currently being used? (Q2—Portland) (n=264)
Frequency
As someone's primary residence, and is currently occupied
205
As someone’s primary residence, but is currently vacant
5
For short-term housing (less than 1 month stays)
12
By the main house occupants as an extra room or workspace
30
Not currently being used for anything
2
Other
10
Total
264

Table 7:

Percent
77.7%
1.9%
4.5%
11.4%
0.8%
3.8%
100.0%

“Other” Responses: How is your ADU currently being used? (Q2—Portland)
(n=10)
Frequency

[For short-term housing (less than 1 month stays) and By the main house occupants as
an extra room or workspace]

1

4/12 - 6/13 ADU used by someone whose house is under construction.

1

Family member

1

preschool

1

rented as secondary residence

1

Short term housing, more than one month

1

Sometime part year residence, otherwise as a guest house

1

Vacation rental of 28 days minimum

1

Visitors that come to visit short stay

1

Table 8:

If used as a primary residence, what best describes your situation? (Q2a—
Portland) (n=210)
Frequency
Percent
ADU is used as a primary residence year-round
201
95.7%
ADU is used as a primary residence seasonally or for only
6
2.9%
part of the year
Other
1
0.5%
Missing/Refused
2
1.0%
Total
210
100.0%
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Table 9:

“Other” Responses: If used as a primary residence, what best describes your
situation? (Q2a—Portland) (n=1)

Private space for grandparents who also use our house

Frequency
1

Table 10: Regardless of current use, in the past 12 months, how many months has your
ADU been occupied as someone’s primary residence? (Q3—Portland) (n=264)
Frequency
Percent
0 months
40
15.2%
1-6 months
29
11.0%
7-11 months
29
11.0%
12 months
161
61.0%
Missing/Refused
5
1.9%
Total
264
100.0%
Table 11: How have you used your ADU in the past? [check all that apply] (Q4—Portland)
(n=264)
Frequency
Percent
As someone's primary residence
208
78.8%
For short-term housing (less than 1 month stays)
34
12.9%
By the main house occupants as an extra room or workspace
61
23.1%
Other
14
5.3%
Missing/Refused
4
1.3%
Table 12: “Other” Responses: How have you used your ADU in the past? (Q4—Portland)
(n=14)
Frequency
[New Construction]
6
Family member
1
Four months per year residence for out-of-state person
1
Free housing
1
Guest house for visiting relatives for 3 months
1
Prior to year was vacant and process of completion to an ADU
1
Short term housing, more than one month
1
Vacant
1
Missing/Refused
1
Table 13: How are you planning to use your ADU in the future? [check all that apply]
(Q5—Portland) (n=290)
Frequency
Percent
As someone's primary residence
235
81.0%
For short-term housing (less than 1 month stays)
43
14.8%
By the main house occupants as an extra room or workspace
56
19.3%
Other
17
5.9%
Missing/Refused
3
1.0%
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Table 14: “Other” Responses: How are you planning to use your ADU in the future? (Q5—
Portland) (n=17)
Frequency
[Planning to or in process of selling property]

4

28 day or more vacation rentals

1

Don't know

1

Family member

1

Host artist residencies

1

Long term stays - one month or longer

1

Montessori classroom

1

Preschool

1

Private space for grandparents who also use our house

1

Rental unit

1

Rented as someone's secondary residence

1

Short term housing, more than one month

1

We are moving in two months, so I'm not sure how the ADU will be used.

1

Missing/Refused

1
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Section B: ADU Occupancy – Portland
Table 15: If your ADU is currently being occupied, how many adults age 18 or older live
there? (Q6—Portland) (n=205)
Frequency
Percent
1
132
64.4%
2
70
34.1%
3
2
1.0%
Missing/Refused
1
0.5%
Total
205
100.0%
Table 16: How many children under age 18 live there? (Q7—Portland) (n=205)
Frequency
0
182
1
13
2
3
Missing/Refused
7
Total
205

Percent
88.8%
6.3%
1.5%
3.4%
100.0%

Table 17: In the table below, please fill in how many of the current ADU occupants are
female and male in each age range. (Q8—Portland) (n=202)
Totals by Gender
18-24 years
Female
Male
Total

10
9
19

25-34 years 35-55 years Over 55 years
71
58
129

38
33
71

33
16
49

Don't know

Frequency

Percent

5
3
8

157
119
276

56.9%
43.1%
100.0%

Table 18: How long has the current occupant been living in the ADU? If there is more than
one occupant, please think about the person who has lived there the longest.
(Q9—Portland) (n=205)
Frequency
Percent
Less than 1 year
75
36.6%
1 to less than 2 years
48
23.4%
2 to less than 3 years
27
13.2%
3 years or more
49
23.9%
Missing/Refused
6
2.9%
Total
205
100.0%
Table 19: If there was not an ADU on your property, where would the current occupant(s)
most likely live? (Q10—Portland) (n=205)
Frequency
Percent
In the main house
24
11.7%
In housing somewhere else in the city
146
71.2%
Other
6
2.9%
Don’t know
28
13.7%
Missing/Refused
1
0.5%
Total
205
100.0%
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Table 20: “Other” Responses: If there was not an ADU on your property, where would the
current occupant(s) most likely live? (Q10—Portland) (n=6)
Frequency
Dorm
1
In an assisted living community
1
Milwaukie or Wilsonville
1
Salem
1
Senior Assisted Living
1
With family elsewhere
1
Table 21: In total, how many cars do the current ADU occupant(s) own? (Q11—Portland)
(n=205)
Frequency
Percent
None
39
19.0%
1
130
63.4%
2
24
11.7%
3
3
1.5%
Don't know
7
3.4%
Missing/Refused
2
1.0%
Total
205
100.0%
Table 22: If the occupants do own cars, where do they usually park? (Q11a—Portland)
(n=159)
Frequency
Percent
On the street
73
45.9%
Off the street (e.g. garage, driveway, parking pad)
79
49.7%
Other
5
3.1%
Missing/Refused
2
1.3%
Total
159
100.0%
Table 23: “Other” Responses: If the occupants do own cars, where do they usually park?
(Q11a—Portland) (n=5)
Frequency
[On the street and Off the street (e.g. garage, driveway, parking pad)]
4
Either on the street or in the driveway
1
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Table 24: Which of the following options best describes your relationship to the current
occupant when they first moved into the ADU? (Q12—Portland) (n=205)
Frequency
Percent
Family member
35
17.1%
Friend
18
8.8%
Acquaintance
14
6.8%
We didn't know each other
117
57.1%
ADU is occupied by myself
18
8.8%
Other
2
1.0%
Missing/Refused
1
0.5%
Total
205
100.0%
Table 25: “Other” Responses: Which of the following options best describes your
relationship to the current occupant when they first moved into the ADU?
(Q12—Portland) (n=2)
Frequency
Ecovillage resident and renter
1
Friend of an acquaintance. Acquaintance lived there with the friend for first month.
1
Table 26: Do you charge the current occupant(s) of your ADU rent? (Q13—Portland)
(n=192)
Frequency
Percent
Yes
148
77.1%
No
21
10.9%
Don’t know
2
1.0%
Missing/Refused
21
10.9%
Total
192
100.0%
Table 27: How much rent do you receive monthly for your ADU? If rent includes utilities,
how much is the rent without utilities? (Q13a and Q13b—Portland)
N
Minimum
Maximum
Mean
Std. Deviation
How much rent do you receive
143
$385
$1800
$880.20
$239.42
monthly for your ADU?
If rent includes utilities, how much is
78
$200
$1700
$811.85
$248.09
the rent without utilities?
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Table 28: Do you receive any services from the ADU occupant(s) in exchange for all or
part of the rent (e.g. childcare, lawn maintenance)? (Q14—Portland) (n=192)
Frequency
Percent
Yes
19
9.9%
No
153
79.7%
Don't know
1
0.5%
Missing/Refused
19
9.9%
Total
192
100.0%
Table 29: What service(s) do you receive? (Q14a—Portland) (n=19)
Assistance with lawn maintenance
Childcare, pet sitting
Childcare, use of building as an occasional workspace
Childcare, yard maintenance
Consultation on other projects
Free dinner out occasionally
Handyman, security, yard care
Help with childcare
Help with yard care, some childcare, transportation for younger children.
Helps some with yard
House sitting while we are away
If I'm away for weekend or more, I reduce rent by $10-15 for next month as occupant
takes in mail, may water, rolls garbage cans back after collection. A casual
arrangement.
Light gardening
Occasionally takes care of garden when we are gone.
Pet care, garden care and maintenance, handyman services
Sporadic maintenance
They take care of the lawn and are making the garden.
Will start to receive childcare next month, up until then, no services for rent
Yard work
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Section C: Construction – Portland
Table 30: Which of the following best describes how you acquired your ADU? I purchased
the house… (Q15—Portland) (n=290)
Frequency
Percent
with ADU already completed
50
17.2%
without any intent to build the ADU, but decided to build it later
135
46.6%
with the specific intent to build an ADU
80
27.6%
Other
24
8.3%
Missing/Refused
1
0.3%
Total
290
100.0%
Table 31: “Other” Responses: Which of the following best describes how you acquired
your ADU? I purchased the house… (Q15—Portland) (n=24)
Frequency
[Built the ADU along with a new house]
10
[With the ADU partially complete]
5
'ADU' is the original building on plot. Later added main house that was not originally
1
planned.
ADU showed approved when purchased, but there was an error in reporting by the
1
county and had to go through process of ADU approval
Forced by city to get 4 additional lots
1
Let family build on over lot
1
Partnered with previous house owner to collaborate on building of the ADU
1
With a completely screwed up, turned-out-not-to-be-legal set of apartments in the
1
garage. Had to do giant unexpected remodel 3 months after buying; took 18 months.
With the ADU partially completed, with specific intent to complete ADU
1
With unpermitted ADU that I later upgraded
1
Missing/Refused
1
Table 32: Who did the actual physical labor construction on your ADU? [check all that
apply] (Q16—Portland) (n=240)
Frequency
Percent
A paid contractor
197
82.1%
An unpaid contractor
1
0.4%
A paid friend or relative
22
9.2%
An unpaid friend or relative
22
9.2%
Myself or another owner of the property
94
39.2%
Other
6
2.5%
Don't Know
2
0.8%
Missing/Refused
8
3.3%
Table 33: “Other” Responses: Who did the actual physical labor construction on your
ADU? (Q16—Portland) (n=6)
Frequency
[Previous property owner]
2
Employees
1
I am a licensed contractor; hired a licensed plumber and electrician
1
Paid sub-contractors, including a relative
1
Sub-contractors
1
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Table 34: Who designed your ADU? [check all that apply] (Q17—Portland) (n=240)
Frequency
Percent
A paid contractor
56
23.3%
An unpaid contractor
1
0.4%
A paid friend or relative
8
3.3%
An unpaid friend or relative
15
6.3%
A paid architect or designer
98
40.8%
An unpaid architect or designer
8
3.3%
Other
10
4.2%
Don't Know
1
0.4%
Missing/Refused
4
1.7%
Table 35: “Other” Responses: Who designed your ADU? (Q17—Portland) (n=10)
[Previous property owner]
[Designer]
[My wife and a designer]
Builder collaboration with me with architect and engineer input
My husband, a master builder in Oregon.
My partner is trained as an architect and has worked as a designer, she designed it
Spouse, designer
The primary resident

Frequency
3
1
1
1
1
1
1
1

Table 36: Approximately how many unpaid hours were spent, by you or anyone else,
constructing your ADU? (Q18—Portland) (n=200)
Minimum Maximum
Mean Std. Deviation
0
11,640
386.84
1001.15
Unpaid hours spent constructing ADU
Table 37: How much did you or someone else pay for your ADU to be constructed? Please
include the costs for design, labor, materials, and permits. Your best estimate is
fine. (Q19—Portland) (n=2111)
Minimum Maximum
Mean Std. Deviation
Amount paid to construct ADU

$3,500 $300,000 $77,802.84

$53,351.28

1

This smaller sample size reflects those respondents who provided a dollar amount and excludes Don’t Know, Not Applicable, or
Missing/Refused responses.

Table 38: How much did you or someone else pay for your ADU to be constructed? Please
include the costs for design, labor, materials, and permits. Your best estimate is
fine. (Q19—Portland) (n=290)
Frequency
Percent
Less than $40,000
52
17.9%
$40,000 to $79,999
76
26.2%
$80,000 to $119,999
43
14.8%
$120,000 to $159,999
23
7.9%
$160,000 to $199,999
7
2.4%
$200,000 or more
10
3.4%
Don't Know
7
2.4%
Not Applicable
52
17.9%
Missing/Refused
20
6.9%
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Table 39: How did you finance the construction cost? [check all that apply] (Q20—
Portland) (n=240)
Frequency
Percent
Cash Savings
143
59.6%
Home equity line of credit
66
27.5%
Refinance and cash out option based on main home value
26
10.8%
only
Refinance and cash out option based on main home and
2
0.8%
future ADU value
Purchased main home and constructed ADU with cash out
1
0.4%
option based on future property value
Loan from family member
31
12.9%
Credit cards
28
11.7%
Construction loan from bank
10
4.2%
Personal loan from bank
12
5.0%
Trade of services
8
3.3%
Other
28
11.7%
Missing/Refused
3
1.3%
Table 40: “Other” Responses: How did you finance the construction cost? (Q20—Portland)
(n=28)
Frequency
Inheritance
2
[ADU already completed when property was purchased]
1
[ADU partially complete when property was purchased]
1
[Family member sold house and paid for ADU]
1
[Funds from sale of prior residence]
1
[Structured retirement savings from parents who live in the ADU]
1
[Unable to finance completion of ADU]
1
Equity line of credit on a different property
1
FHA Title 1 Home Improvement Loan
1
Gift from family
1
Insurance policy from fire loss
1
Liens until I could pay contractors/city
1
Loan from professional money lender
1
PDC loan
1
Personal loan from my own retirement savings
1
Private investors
1
Refinance and cash out on other properties
1
Refinanced another rental property
1
Refinanced main home
1
Refinanced my car
1
Refinanced post-completion
1
Rehab mortgage (ADU financed along with purchase of property)
1
Retirement account
1
Some work trade but primarily sweat equity and HELOC for hard costs
1
Took out a primary mortgage - prior to construction there was no mortgage on the
1
house.
Missing/Refused
2
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Table 41: What is the approximate square footage of your ADU? (Q21—Portland) (n=270)

Minimum Maximum
Approximate square footage of ADU

200

Mean

1,500 664.66

Std.
Deviation
202.42

Table 42: What is the approximate square footage of your ADU? (Q21—Portland) (n=290)
Frequency
Percent
200 to 400 square feet
28
9.7%
401 to 500 square feet
45
15.5%
501 to 600 square feet
37
12.8%
601 to 700 square feet
39
13.4%
701 to 800 square feet1
88
30.3%
Over 800 square feet
33
11.4%
Don't Know
0
0.0%
Missing/Refused
20
6.9%
1

Of these respondents, 46 (15.9%) reported exactly 800 square feet.

Table 43: How many bedrooms does your ADU have? (Q22) (n=290)
Frequency
0 (studio)
77
1
144
2
63
3 or more
4
Missing/Refused
2
Total
290

Percent
26.6%
49.7%
21.7%
1.4%
0.7%
100.0%

Table 44: Which of the following best describes the type of ADU you have? (Q23—
Portland) (n=290)
Frequency
Percent
ADU is attached to the main house as a/an:
basement unit
90
31.0%
attached garage conversion
8
2.8%
attached addition to house
19
6.6%
converted attic or other internal space (not the basement)
13
4.5%
Subtotal – ADU is attached
130
44.8%
ADU is detached from the main house as a/an:
detached garage conversion
41
14.1%
addition above or beside an existing detached garage
38
13.1%
addition above or beside a new detached garage
36
12.4%
stand-alone detached unit
42
14.5%
Subtotal – ADU is detached
157
54.1%
Missing/Refused
3
1.0%
Total
290
100.0%
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Table 45: Regardless of how the ADU is currently being used, what was your primary
reason for building the ADU or purchasing the property with an existing ADU?
(Q24—Portland) (n=290)
Frequency
Percent
Potential rental income allowed us to buy a house we could not
25
8.6%
otherwise afford
Extra income from ADU rent
125
43.1%
Separate living space for household member or helper (e.g. adult
66
22.8%
child, nanny, or elder family member)
Planned on building additional living space and decided to permit
26
9.0%
space as ADU to provide flexibility for future use
Existing ADU was not a factor in our decision to buy the property
7
2.4%
Other
40
13.8%
Missing/Refused
1
0.3%
Total
290
100.0%
Table 46: “Other” Responses: Regardless of how the ADU is currently being used, what
was your primary reason for building the ADU or purchasing the property with
an existing ADU? (Q24—Portland) (n=40)
Frequency
[To rent the main house and live in the ADU]
3
[To provide office or studio space]
3
[Extra income from ADU rent; Separate living space for household member or
2
helper]
[Extra income, flexible space, maximizing density on lot, sense of community]
1
[Income, potential extra living space, future living space]
1
[Personal use; To provide housing for aging in place; To increase property value
1
for child's inheritance]
[Rental income and potential living space for family]
1
[Rental income and separate living space for family and friends]
1
[Rental income and to have a close neighbor]
1
[Seasonal residence for older friend]
1
[To provide ADA unit for aging in place]
1
[To provide separate office space; Rental income after retirement]
1
[To rent the main house and live in the ADU; Captured view of downtown]
1
[To retain as a rental after purchasing home with illegal ADU reported by
1
neighbors]
[Work space for our business]
1
Anticipate living in it at some point as we age but saw it as potential income
1
source to allow us to continue living at our current location
Community
1
Forced to do it by city to get four additional lots
1
Garage needed to be rebuilt. I was living overseas and wanted a place to live on
1
vacations.
Guest house and office
1
Housing for a friend who has building skills and needed a job.
1
I love the 'small house movement' and have wanted to build one.
1
It's my primary residence.
1
Montessori classroom
1
Nice having the flexibility of having a unit that can be rented out.
1
Potential as a retirement home
1
Replaced a dilapidated shed
1
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Self
Separate living space for me
So my elderly mom and dad could come visit
To split property and only own the ADU as a single family residence and share
common space with main home owner (in doing so, we created a 3-house
intentional community along with a 3rd adjacent home)
Upstairs was not an option, so made basement into ADU so we did not have to buy
second house.
Wanted more family space
Wanted option to move there when I am retired and rent out main house
Missing/Refused

Frequency
1
1
1
1
1
1
1
1

Table 47: What were the two biggest challenges you faced in building your ADU? [check
up to two] (Q25—Portland) (n=290)
Frequency
Percent
Obtaining financing
16
6.7%
Paying for the cost of construction
78
32.5%
Permitting fees
66
27.5%
Lot setbacks or height limits
48
20.0%
Utility connections
36
15.0%
Minimum parking requirements1 (Eugene and Ashland only)
1
0.4%
Design constraints or challenges
83
34.6%
Don't know
11
4.6%
Other
62
25.8%
Missing/Refused
1
0.4%
1

Although there are not minimum parking requirements in Portland, one respondent selected this response.

Table 48:

“Other” Responses: What were the two biggest challenges you faced in
building your ADU? (Q25—Portland) (n=62)
Frequency
[No challenges]
4
[Never getting the same answer twice while applying for permits. It took many
1
trips and 6-8 months to get the permits.]
[Working with the contractor]
1
Adhering to code
1
Appraisal valuation
1
BDS
1
Being abroad while building in Portland
1
City demanded separate water and sewer for coach house. I have to pay 2 water
1
bills every month for 1 person!
City of Portland fees, planning criteria and process
1
City of Portland! They are crazy and disconnected with reality.
1
City permitting was slow
1
Code compliance
1
Contractor went bankrupt and stole $80K
1
Contradictory/unclear building codes
1
Coordinating construction with contractor
1
Cost of new construction overall was a challenge, but not specifically to ADU
1
Crummy contractor, other code/regulations
1
Dealing with the City of Portland and neighbors
1
Dealing with, and getting straight answers from, Portland's Bureau of
1
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Frequency
Developmental Services.
Deciding to do this big project, or move. But [we] love our neighborhood.
Designing an attractive space at grade for my current life style
Difficult relationship with general contractor
Disruption to our lives [because] we work at home
Final approval after it showed it was approved ADU when the county made a
mistake in reporting as approved
Financing/construction cost and permitting were big factors. The project was also
complicated by being on a zero setback against neighbor's garage (built
concurrently) with design review requirements.
Getting the [redacted] City of Portland to approve it - took nearly two years.
Historic review (permit) not practical
Historical restrictions
I had to pay over $6,000 to city to construct. Horrible! Also my ADU is in
[redacted]. Even though it couldn't be seen by street, had to conform to historic
standards; adds lots of money.
Inspector from BDS made up nonexistent rules. BDS sucks!!
Lags and run-arounds at city regarding permits and inspections.
Limitation of ceiling height - was later successfully appealed- limitation of height
should be more flexible especially with plenty of windows. Also, was not able to
separate meter.
Making existing unit meet all the code requirements and dealing with the city
offices (Portland) and changing inspectors with differing opinions
Meeting code requirements given existing structure
Neighbor resistance
Neighborhood association
Neighbors unhappy with increase in density
New tax increases; my single family residence is now a duplex???? Taxwise.
Number of folks on total property and sewer issues, i.e., city requiring unrealistic
sewer information on total of 2 persons in ADU and home.
Parking space requirement
Paying for the extra costs associated with appliances and utility hookups
Percentage of land to building ratio
Permit process
Permitting delays by Portland BDS
Permitting process - we received conflicting advice from people within the
permitting office
Permitting requirements (The basement was too large so we had to get a
variance. This delayed the project by months.)
Personal Time Commitment
Portland Building dept. not helpful, limited knowledge
Property taxes excessive - assume full rental market value
Required a variance to exceed SF design standard (the lot is just shy of 10,000
SF)
Retrofitting utility service of older home and other hoops I was required to meet
added to cost, time and effort
Separate water/sewer and gas, and [loss of view] for existing living room and
master bedroom
Septic tank and drain field limitations
The crack house next door
Time (It's taken longer to complete)
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Time of labor
Unhappy neighbor
Was not allowed to expand footprint [or] height of very small garage
Water service requirements
Working with the contractor
Zoning issues
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Section D: Energy Use – Portland
Table 49: Which utilities are metered separately, so the ADU gets its own bill? [check all
that apply] (Q26—Portland) (n=290)
Frequency
Percent
Electricity
172
59.3%
Natural gas
80
27.6%
Water
47
16.2%
None
74
25.5%
Don't know
0
0.0%
Other
17
5.9%
Missing/Refused
20
6.9%
Table 50: “Other” Responses: Which utilities are metered separately, so the ADU gets its
own bill? (Q26—Portland) (n=17)
Frequency
[Cable]
4
Cable/Internet
2
[Electricity and water included in main house bill, meter is installed for manual
1
calculation of ADU portion]
[Internet and TV]
1
Cable TV
1
Heating oil tank
1
Internet
1
None billed separate but water is personally metered at ADU
1
Phone
1
Phone/Data
1
Sewer
1
Telecom
1
TV
1
Table 51: Which of the following systems are shared between the ADU and the main
house? [check all that apply] (Q27—Portland) (n=290)
Frequency
Percent
Heating
46
15.9%
Hot water
94
32.4%
None
77
26.6%
Don't know
1
0.3%
Other
117
40.3%
Missing/Refused
30
10.3%
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Table 52: “Other” Responses: Which of the following systems are shared between the
ADU and the main house? (Q27—Portland) (n=117)
Frequency
[Water/Sewer]
27
[Water]
26
Electricity
10
[Gas, electricity]
4
Garbage
4
Internet
3
[Sewer]
2
[Water and gas]
2
Electricity, garbage, water
2
Electricity, sewer
2
Water supply
2
Water, garbage
2
Wireless Internet
2
[Garbage, internet]
1
[Gas]
1
[Water and electric]
1
[Water, sewer, electricity]
1
Communications
1
Electric, garbage
1
Electric, water, sewer
1
Electricity and water
1
Electricity costs
1
Electricity, gas, water
1
Electricity, water
1
Electricity, water, sewer
1
Electricity; same meter, separate boxes.
1
Garbage, internet, water/sewer, electricity
1
Garbage/recycling and cable TV/internet
1
Garbage/recycling and laundry room
1
Heating and hot water are by gas, which is separately metered. Water and electricity
1
come off the house meters for those utilities.
Internet, garbage
1
Internet, gas
1
Natural Gas
1
Phone and Cable, and Garbage/Recycling
1
Sewer drain
1
Unit is partially heated by steam pipes for the house
1
Waste management
1
Water, electricity
1
Water, hot water has own tank
1
Water, sewer, some exterior lighting
1
Water/Sewer and cable
1
Water/Sewer shared, but separate hot water tanks
1
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Table 53: What types of energy-using appliances are located inside your ADU? [check all
that apply] (Q28—Portland) (n=290)
Frequency
Percent
Washer
182
62.8%
Water heater
204
70.3%
Central heating system (e.g., furnace)
62
21.4%
Dryer
178
61.4%
Gas fireplace
39
13.4%
Dishwasher
174
60.0%
Wall heaters (e.g., electric space heat, ductless heat pump)
179
61.7%
Refrigerator
263
90.7%
Stovetop or oven
250
86.2%
Don't know
3
1.0%
Other
32
11.0%
Missing/Refused
5
1.7%
Table 54: “Other” Responses: What types of energy-using appliances are located inside
your ADU? (Q28—Portland) (n=32)
Frequency
[Microwave]
7
[Air conditioner]
6
[ERV]
2
[Radiant floor heating]
2
[Wood-burning stove]
2
[Ductless heat pump/AC unit]
1
[Radiant floor heating from on-demand gas heater]
1
[Radiant floor heating from tankless water heater; Energy Star chest freezer]
1
[Radiant floor heating, gas boiler shared]
1
Air purification system
1
Bath and stove exhaust fans
1
Heat recovery ventilation unit (mini)
1
HRV - Passive house
1
Instant wall water heater
1
Pellet stove
1
Portable A/C unit
1
Radiant hot water heat and heated water
1
Whirlpool tub
1
Table 55: What is your ADU’s primary source of energy for heating? (Q29—Portland)
(n=290)
Frequency
Percent
Electricity
174
60.0%
Solar
4
1.4%
Natural gas
96
33.1%
Wood or Pellets
4
1.4%
Fuel oil (kerosene)
2
0.7%
Other
5
1.7%
Don't know
1
0.3%
Missing/Refused
4
1.4%
Total
290
100.0%
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Table 56: “Other” Responses: What is your ADU’s primary source of energy for heating?
(Q29—Portland) (n=5)
Frequency
[Electricity and Natural Gas]
1
[Electricity and Wood or Pellets]
1
Electric ground source heat pump & solar
1
Heat pump hydronic
1
Radiant floor heating
1
Table 57: What is your ADU’s primary source of energy for hot water? (Q29—Portland)
(n=290)
Frequency
Percent
Electricity
147
50.7%
Solar
2
0.7%
Natural gas
128
44.1%
Fuel oil (kerosene)
1
0.3%
Other
5
1.7%
Don't know
3
1.0%
Missing/Refused
4
1.4%
Total
290
100.0%
Table 58: “Other” Responses: What is your ADU’s primary source of energy for hot water?
(Q29—Portland) (n=5)
Frequency
[Tankless heater]
2
[Electricity and Solar]
1
Electric ground source heat pump & solar
1
Instant exterior gas shared
1
Table 59: When the ADU was being built, what energy efficient features or equipment,
beyond what was required by code, did you install? [check all that apply]
(Q30—Portland) (n=290)
Frequency
Percent
Did not incorporate any energy efficient features or
18
6.2%
equipment
Weatherization (e.g. air sealing, duct sealing, extra
158
54.5%
insulation)
Lighting (e.g. compact fluorescent lights, CFLs, LEDs)
126
43.4%
Windows
154
53.1%
Water heating
84
29.0%
Solar electric or photovoltaic (PV)
12
4.1%
Energy Star appliances
156
53.8%
Heating equipment
72
24.8%
Other
23
7.9%
Don't know
38
13.1%
Missing/Refused
7
2.4%
Total
290
100.0%
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Table 60: “Other” Responses: When the ADU was being built, what energy efficient
features or equipment, beyond what was required by code, did you install?
(Q30—Portland) (n=23)
Frequency
[Passive solar design]
2
[Eco-roofs over shed and porch]
1
[Pre-wired for future solar]
1
[Skylights]
1
Adding split source heat, R 40+ walls, R60 ceiling, R20 slab, triple glazed windows,
1
.67ACH 50, passive solar
Advanced framing
1
Air gap between siding and outside wall
1
Below ground 4-5 feet integrated in design
1
Cooling system
1
Extra insulation
1
Heat Pump/AC
1
HRV System
1
I made it small!
1
LEED Platinum, low-flow faucets reduce hot water usage, deep eaves and reflective
1
roof
Net-zero API - lots of EE design and mechanics
1
Passive house design
1
Planning on future solar
1
SIP roof, advanced framing on walls
1
Solar hot water, super-efficient straw bale wall constructions,
1
Solar orientation
1
Solatube
1
Washer/dryer
1
Table 61: Approximately how many total light bulbs are installed in your ADU? (Q31—
Portland) (n=272)
Minimum Maximum Mean Std. Deviation
Total light bulbs installed in ADU
0
64 14.41
7.92
Table 62: How many of these are compact fluorescent light bulbs (i.e., CFLs or twisty
bulbs) or LED light bulbs? (Q32—Portland) (n=249)
Minimum Maximum Mean Std. Deviation
Number of CFLs or LED light bulbs
0
30 8.74
6.78
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Section E: Demographics – Portland
Table 63: What is your gender? (Q33—Portland) (n=290)
Female
Male
Prefer not to answer
Missing/Refused
Total

Frequency
145
138
5
2
290

Percent
50.0%
47.6%
1.7%
0.7%
100.0%

Table 64: What is your age? (Q34—Portland) (n=288)
Respondent’s age

Minimum
23 years

Table 65: What is your age? (Q34—Portland) (n=288)
23 to 34 years
35 to 44 years
45 to 54 years
55 to 64 years
65 to 74 years
75 years or older
Missing/Refused

Maximum
Mean
83 years 52.18 years

Frequency
27
58
69
82
47
5
2

Std. Deviation
12.51 years

Percent
9.3%
20.0%
23.8%
28.3%
16.2%
1.7%
0.7%

Table 66: How many people, including adults and children, live in the main house on the
property? (Q35—Portland) (n=290)
Minimum Maximum Mean Std. Deviation
How many people, including adults and children,
0
7
2.70
1.207
live in the main house on the property?
Table 67: How many people, including adults and children, live in the main house on the
property? (Q35—Portland) (n=290)
Frequency
Percent
0 people
3
1.0%
1 person
35
12.1%
2 people
108
37.2%
3 people
74
25.5%
4 people
48
16.6%
5 people
16
5.5%
6 or more people
6
2.1%
Missing/Refused
0
0.0%
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Table 68: What was your approximate annual household income for 2012? Your best
estimate is fine. (Q36—Portland) (n=290)
Frequency
Percent
$0 - $14,999
7
2.4%
$15,000 - $24,999
5
1.7%
$25,000 - $34,999
19
6.6%
$35,000 - $49,999
17
5.9%
$50,000 - $74,999
62
21.4%
$75,000 - $99,999
52
17.9%
$100,000 - $149,999
52
17.9%
$150,000 or more
39
13.4%
Prefer not to answer
29
10.0%
Missing/Refused
8
2.8%
Total
290
100.0%
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Combined Cities Data Results
Section A: ADU Use – Combined Cities
Table 69: How is your ADU currently being used? (Q2—All Cities) (n=337)
Frequency
As someone's primary residence, and is currently occupied
265
As someone’s primary residence, but is currently vacant
9
For short-term housing (less than 1 month stays)
14
By the main house occupants as an extra room or workspace
35
Not currently being used for anything
2
Other
12
Total
337

Percent
78.6%
2.7%
4.2%
10.4%
0.6%
3.6%
100.0%

Table 70: “Other” Responses: How is your ADU currently being used? (Q2—All Cities)
(n=12)
Frequency
[For short-term housing (less than 1 month stays) and By the main house occupants
1
as an extra room or workspace]
4/12 - 6/13 ADU used by someone whose house is under construction.
1
Family member
1
Friends' summer vacation rental
1
preschool
1
rented as secondary residence
1
Short term housing, more than one month
1
Sometime part year residence, otherwise as a guest house
1
Vacation rental of 28 days minimum
1
Vacation rentals by owner/monthly rental
1
Visitors that come to visit short stay
1
Missing/Refused
1
Table 71: If used as a primary residence, what best describes your situation? (Q2a—All
Cities) (n=274)
Frequency
Percent
ADU is used as a primary residence year-round
259
94.5%
ADU is used as a primary residence seasonally or for only
10
3.6%
part of the year
Other
2
0.7%
Missing/Refused
3
1.1%
Total
274
100.0%
Table 72: “Other” Responses: If used as a primary residence, what best describes your
situation? (Q2a—All Cities) (n=2)
Frequency
Monthly rental: primary at times
1
Private space for grandparents who also use our house.
1
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Table 73: How are you planning to use your ADU in the future? [check all that apply]
(Q5—All Cities) (n=369)
Frequency
Percent
As someone's primary residence
301
81.6%
For short-term housing (less than 1 month stays)
53
14.4%
By the main house occupants as an extra room or workspace
67
18.2%
Other
22
6.0%
Missing/Refused
5
1.4%
Table 74: “Other” Responses: How are you planning to use your ADU in the future? (Q5—
All Cities) (n=22)
Frequency
[Planning to or in process of selling property]
5
28 day or more vacation rentals
1
Aging parents' residence
1
By a family member with a mental disability
1
Depends on pending changes in city regulations
1
Don't know
1
Family member
1
Host artist residencies
1
Long term stays - one month or longer
1
Montessori classroom
1
Not sure
1
Preschool
1
Private space for grandparents who also use our house
1
Rental unit
1
Rented as someone's secondary residence
1
Short term housing, more than one month
1
We are moving in two months, so I'm not sure how the ADU will be used.
1
Missing/Refused
1
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Section B: ADU Occupancy – Combined Cities
Table 75: If your ADU is currently being occupied, how many adults age 18 or older live
there? (Q6—All Cities) (n=265)
Frequency
Percent
1
170
64.2%
2
91
34.3%
3
3
1.1%
Missing/Refused
1
0.4%
Total
265
100.0%
Table 76: How many children under age 18 live there? (Q7—All Cities) (n=265)
Frequency
0
238
1
13
2
5
Missing/Refused
8
Total
265

Percent
89.8%
4.9%
1.9%
3.0%
100.0%

Table 77: In the table below, please fill in how many of the current ADU occupants are
female and male in each age range. (Q8—All Cities) (n=263)
Totals by Gender
18-24 years
Female
Male
Total

Female
Male
Total

18
12
30

25-34 years 35-55 years Over 55 years
83
66
149

18-24 years
18
12
30

49
41
90

25-34 years
83
66
149

Don't know

Frequency

Percent

5
4
9

209
150
359

58.2%
41.8%
100.0%

54
27
81

35-55 years
49
41
90

Over 55 years
51
27
81

Don't know
5
4
9

NOTE: Two respondents who reported that their ADU had 1 occupant (in Q6) did not answer Q8; therefore, only 263
respondents are included in the above table.

Table 78: If there was not an ADU on your property, where would the current occupant(s)
most likely live? (Q10—All Cities) (n=265)
Frequency
Percent
In the main house
34
12.8%
In housing somewhere else in the city
186
70.2%
Other
6
2.3%
Don’t know
38
14.3%
Missing/Refused
1
0.4%
Total
265
100.0%
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Table 79: “Other” Responses: If there was not an ADU on your property, where would the
current occupant(s) most likely live? (Q10—All Cities) (n=6)
Frequency
Dorm
1
In an assisted living community
1
Milwaukie or Wilsonville
1
Salem
1
Senior Assisted Living
1
With family elsewhere
1
Table 80: In total, how many cars do the current ADU occupant(s) own? (Q11—All Cities)
(n=265)
Frequency
Percent
None
47
17.7%
1
165
62.3%
2
39
14.7%
3
5
1.9%
Don't know
7
2.6%
Missing/Refused
2
0.8%
Total
265
100.0%
Table 81: If the occupants do own cars, where do they usually park? (Q11a—All Cities)
(n=211)
Frequency
Percent
On the street
79
37.4%
Off the street (e.g. garage, driveway, parking pad)
120
56.9%
Other
10
4.7%
Missing/Refused
2
0.9%
Total
211
100.0%
Table 82: “Other” Responses: If the occupants do own cars, where do they usually park?
(Q11a—All Cities) (n=10)
Frequency
[On the street and Off the street (e.g. garage, driveway, parking pad)]
9
Either on the street or in the driveway
1
Table 83: Which of the following options best describes your relationship to the current
occupant when they first moved into the ADU? (Q12—All Cities) (n=265)
Frequency
Percent
Family member
49
18.5%
Friend
22
8.3%
Acquaintance
19
7.2%
We didn't know each other
141
53.2%
ADU is occupied by another property owner
1
0.4%
ADU is occupied by myself
30
11.3%
Other
2
0.8%
Missing/Refused
1
0.4%
Total
265
100.0%
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Table 84: “Other” Responses: Which of the following options best describes your
relationship to the current occupant when they first moved into the ADU?
(Q12—All Cities) (n=2)
Frequency
Ecovillage resident and renter
1
Friend of an acquaintance. Acquaintance lived there with the friend for first month.
1
Table 85: Do you charge the current occupant(s) of your ADU rent? (Q13—All Cities)
(n=244)
Frequency
Percent
Yes
183
75.0%
No
30
12.3%
Don’t know
3
1.2%
Missing/Refused
28
11.5%
Total
244
100.0%
Table 86: How much rent do you receive monthly for your ADU? If rent includes utilities,
how much is the rent without utilities? (Q13a and Q13b—All Cities)
N
Minimum
Maximum
Mean
Std. Deviation
How much rent do you receive
177
$375
$1800
$851.80
$240.00
monthly for your ADU?
If rent includes utilities, how much is
95
$200
$1700
$769.04
$243.69
the rent without utilities?
Table 87: Do you receive any services from the ADU occupant(s) in exchange for all or
part of the rent (e.g. childcare, lawn maintenance)? (Q14—All Cities) (n=244)
Frequency
Percent
Yes
24
9.8%
No
193
79.1%
Don't know
2
0.8%
Missing/Refused
25
10.2%
Total
244
100.0%
Table 88: What service(s) do you receive? (Q14a—All Cities) (n=24)
Frequency
[Occupant is family, have informal arrangement to share resources and help each
other out where needed]
Assistance with lawn maintenance
Childcare, pet sitting
Childcare, use of building as an occasional workspace
Childcare, yard maintenance
Consultation on other projects
Free dinner out occasionally
Handyman, security, yard care
Help with childcare
Help with yard care, some childcare, transportation for younger children.
Helps some with yard
House sitting while we are away
If I'm away for weekend or more, I reduce rent by $10-15 for next month as occupant
takes in mail, may water, rolls garbage cans back after collection. A casual
arrangement.
Light gardening
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Occasional help with pet care when we are out of town (2 or 3 times a year)
Occasionally takes care of garden when we are gone.
Pet care, garden care and maintenance, handyman services
Security, gardening
Sporadic maintenance
They take care of the lawn and are making the garden.
Watering garden plants
Will start to receive childcare next month, up until then, no services for rent
Yard maintenance
Yard work
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Section C: Construction – Combined Cities
Table 89: Which of the following best describes how you acquired your ADU? I purchased
the house… (Q15—All Cities) (n=369)
Frequency
Percent
with ADU already completed
62
16.8%
without any intent to build the ADU, but decided to build it
175
47.4%
later
with the specific intent to build an ADU
93
25.2%
Other
38
10.3%
Missing/Refused
1
0.3%
Total
369
100.0%
Table 90: “Other” Responses: Which of the following best describes how you acquired
your ADU? I purchased the house… (Q15—All Cities) (n=38)
Frequency
[Built the ADU along with a new house]
11
[With the ADU partially complete]
6
'ADU' is the original building on plot. Later added main house that was not originally
1
planned.
[ADU was original residence, was converted to ADU after main house was newly
1
constructed]
[With an illegal ADU]
1
ADU showed approved when purchased, but there was an error in reporting by the
1
county and had to go through process of ADU approval
As primary residence
1
Built a shop, then converted
1
Built ADU whole remodeled
1
Completely rebuilt after fire. ADU was a possibility because of the shape of the attic.
1
Existing ADU grandfathered but could not adapt to current building codes, so had to
1
tear down.
Forced by city to get 4 additional lots
1
Let family build on over lot
1
New main house and ADU
1
Partnered with previous house owner to collaborate on building of the ADU
1
Small study expanded to 198 square foot unit
1
We built the ADU when living in main house
1
We converted a shop into an ADU
1
With a completely screwed up, turned-out-not-to-be-legal set of apartments in the
1
garage. Had to do giant unexpected remodel 3 months after buying; took 18 months.
With an illegal ADU which I then improved and legalized.
1
With the ADU partially completed, with specific intent to complete ADU
1
With unpermitted ADU that I later upgraded
1
Missing/Refused
1
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Table 91: How much did you or someone else pay for your ADU to be constructed? Please
include the costs for design, labor, materials, and permits. Your best estimate is
fine. (Q19—All Cities) (n=272)
Minimum
Maximum
Mean
Std. Deviation
Amount paid to construct ADU
$3,500
$300,000
$81,766.54
$57,643.42
Table 92: How much did you or someone else pay for your ADU to be constructed? Please
include the costs for design, labor, materials, and permits. Your best estimate is
fine. (Q19—All Cities) (n=369)
Frequency
Percent
Less than $40,000
62
16.8%
$40,000 to $79,999
93
25.2%
$80,000 to $119,999
62
16.8%
$120,000 to $159,999
30
8.1%
$160,000 to $199,999
9
2.4%
$200,000 or more
16
4.3%
Don't Know
8
2.2%
Not Applicable
65
17.6%
Missing/Refused
24
6.5%
Table 93: How did you finance the construction cost? [check all that apply] (Q20—All
Cities) (n=307)
Frequency
Percent
Cash Savings
186
60.6%
Home equity line of credit
92
30.0%
Refinance and cash out option based on main home value only
31
10.1%
Refinance and cash out option based on main home and future ADU value
4
1.3%
Purchased main home and constructed ADU with cash out option based on
2
0.7%
future property value
Loan from family member
34
11.1%
Credit cards
33
10.7%
Construction loan from bank
16
5.2%
Personal loan from bank
14
4.6%
Trade of services
11
3.6%
Other
32
10.4%
Missing/Refused
6
2.0%
Table 94: “Other” Responses: How did you finance the construction cost? (Q20—All
Cities) (n=32)
Frequency
Inheritance
2
[ADU already completed when property was purchased]
2
[ADU partially complete when property was purchased]
1
[Family member sold house and paid for ADU]
1
[Funds from sale of prior residence]
1
[Structured retirement savings from parents who live in the ADU]
1
[Unable to finance completion of ADU]
1
401k cash out
1
Equity line of credit on a different property
1
FHA Title 1 Home Improvement Loan
1
Gift from family
1
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Insurance policy from fire loss
Liens until I could pay contractors/city
Loan from professional money lender
Money from sale of ADU occupant's previous residence
PDC loan
Personal loan from my own retirement savings
Private investors
Refinance and cash out on other properties
Refinanced another rental property
Refinanced main home
Refinanced my car
Refinanced post-completion
Rehab mortgage (ADU financed along with purchase of property)
Retirement account
Some inheritance
Some work trade but primarily sweat equity and HELOC for hard costs
Took out a primary mortgage - prior to construction there was no mortgage on the
house.
Missing/Refused

Frequency
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
1
2

Table 95: What is the approximate square footage of your ADU? (Q21—All Cities) (n=346)
Minimum
Maximum
Mean Std. Deviation
Approximate square footage of ADU

200

1,600

668.19

205.04

Table 96: What is the approximate square footage of your ADU? (Q21—All Cities) (n=369)
Frequency
Percent
200 to 400 square feet
33
8.9%
401 to 500 square feet
60
16.3%
501 to 600 square feet
51
13.8%
601 to 700 square feet
47
12.7%
701 to 800 square feet1
112
30.4%
Over 800 square feet
43
11.7%
Don't Know
0
0.0%
Missing/Refused
23
6.2%
1

Of these respondents, 64 (17.3%) reported exactly 800 square feet.

Table 97: How many bedrooms does your ADU have? (Q22—All Cities) (n=369)
Frequency
0 (studio)
91
1
193
2
76
3 or more
6
Missing/Refused
3
Total
369
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Table 98: Which of the following best describes the type of ADU you have? (Q23—All
Cities) (n=369)
Frequency
Percent
ADU is attached to the main house as a/an:
basement unit
96
26.0%
attached garage conversion
13
3.5%
attached addition to house
29
7.9%
converted attic or other internal space (not the basement)
18
4.9%
Subtotal – ADU is attached
156
42.3%
ADU is detached from the main house as a/an:
detached garage conversion
48
13.0%
addition above or beside an existing detached garage
66
17.9%
addition above or beside a new detached garage
43
11.7%
stand-alone detached unit
53
14.4%
Subtotal – ADU is detached
210
56.9%
Missing/Refused
3
0.8%
Total
369
100.0%
Table 99: Regardless of how the ADU is currently being used, what was your primary
reason for building the ADU or purchasing the property with an existing ADU?
(Q24—All Cities) (n=369)
Frequency
Percent
Potential rental income allowed us to buy a house we could
32
8.7%
not otherwise afford
Extra income from ADU rent
154
41.7%
Separate living space for household member or helper (e.g.
90
24.4%
adult child, nanny, or elder family member)
Planned on building additional living space and decided to
30
8.1%
permit space as ADU to provide flexibility for future use
Existing ADU was not a factor in our decision to buy the
10
2.7%
property
Other
52
14.1%
Missing/Refused
1
0.3%
Total
369
100.0%
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Table 100: “Other” Responses: Regardless of how the ADU is currently being used, what
was your primary reason for building the ADU or purchasing the property with
an existing ADU? (Q24—All Cities) (n=52)
Frequency
[To rent the main house and live in the ADU]
4
[Extra income from ADU rent; Separate living space for household member or helper]
3
[To provide office or studio space]
3
[Rental income and potential living space for family]
2
[Extra income, flexible space, maximizing density on lot, sense of community]
1
[Had to rebuild existing ADU; Permitted as legal separate house to increase land
1
value]
[Income, potential extra living space, future living space]
1
[Personal use; To provide housing for aging in place; To increase property value for
1
child's inheritance]
[Rental for family member now, extra room and space for caregiver in the future]
1
[Rental income and separate living space for family and friends]
1
[Rental income and to have a close neighbor]
1
[Seasonal residence for older friend]
1
[To provide ADA unit for aging in place]
1
[To provide separate office space; Rental income after retirement]
1
[To rent the main house and live in the ADU; Captured view of downtown]
1
[To retain as a rental after purchasing home with illegal ADU reported by neighbors]
1
[Work space for our business]
1
Added income so I could afford to remain in the house I built, due to divorce.
1
Anticipate living in it at some point as we age but saw it as potential income source to
1
allow us to continue living at our current location
Community
1
Could no longer manage the existing house
1
Forced to do it by city to get four additional lots
1
Garage needed to be rebuilt. I was living overseas and wanted a place to live on
1
vacations.
Guest house and office
1
Housing for a friend who has building skills and needed a job.
1
I love the 'small house movement' and have wanted to build one.
1
It's my primary residence.
1
Montessori classroom
1
Nice having the flexibility of having a unit that can be rented out.
1
Potential as a retirement home
1
Rental income to help cover the cost of replacing the foundation and remodeling the
1
original house
Replaced a dilapidated shed
1
Resale
1
Safe - level - handicapped features for senior property owner
1
Self
1
Separate living space for a friend
1
Separate living space for me
1
So my elderly mom and dad could come visit
1
To split property and only own the ADU as a single family residence and share
common space with main home owner (in doing so, we created a 3-house intentional
1
community along with a 3rd adjacent home)
Upstairs was not an option, so made basement into ADU so we did not have to buy
1
second house.
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Wanted more family space
Wanted option to move there when I am retired and rent out main house
We wanted to downsize. Sold our bigger house, moved into our existing rental house
and built the ADU. Now we live in ADU and rent our house again.
Missing/Refused

Frequency
1
1
1
1

Table 101: What were the two biggest challenges you faced in building your ADU? [check
up to two] (Q25—All Cities) (n=307)
Frequency
Percent
Obtaining financing
22
7.2%
Paying for the cost of construction
99
32.2%
Permitting fees
89
29.0%
Lot setbacks or height limits
60
19.5%
Utility connections
42
13.7%
Minimum parking requirements (Eugene and Ashland only)
10
3.3%
Design constriants or challenges
101
32.9%
Minimum lot size (Eugene only)
2
0.7%
Don't know
14
4.6%
Other
82
26.7%
Missing/Refused
2
0.7%
NOTE: Two respondents provided more than two answers (they provided three and four answers). Their additional
responses are included in the above table.

Table 102: “Other” Responses: What were the two biggest challenges you faced in
building your ADU? (Q25—All Cities) (n=82)
Frequency
[No challenges]
5
[Never getting the same answer twice while applying for permits. It took many trips
1
and 6-8 months to get the permits.]
[Working with the contractor]
1
Access for construction equipment
1
Adhering to code
1
All of the above
1
Application process
1
Appraisal valuation
1
BDS
1
Being abroad while building in Portland
1
Building around four fir trees
1
City demanded separate water and sewer for coach house. I have to pay 2 water bills
1
every month for 1 person!
City inspections
1
City of Portland fees, planning criteria and process
1
City of Portland! They are crazy and disconnected with reality.
1
City permitting was slow
1
City planning!
1
City System Development Charges levied before income is generated.
1
Code compliance
1
Contractor went bankrupt and stole $80K
1
Contractor/designer
1
Contradictory/unclear building codes
1
Coordinating construction with contractor
1
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Cost of new construction overall was a challenge, but not specifically to ADU
Crummy contractor, other code/regulations
Dealing with the city of Portland and neighbors
Dealing with, and getting straight answers from, Portland's Bureau of Developmental
Services.
Deciding to do this big project, or move. But [we] love our neighborhood.
Designing an attractive space at grade for my current life style
Difficult relationship with general contractor
Disruption to our lives [because] we work at home
Final approval after it showed it was approved ADU when the county made a mistake
in reporting as approved
Financing/construction cost and permitting were big factors. The project was also
complicated by being on a zero setback against neighbor's garage (built concurrently)
with design review requirements.
Fire sprinkler system was required and was expensive
Getting insulation to meet code without having to take out existing in ceiling. We did
have to remove and replace all the insulation in perimeter walls and added between
existing concrete floor and new flooring.
Getting the [redacted] City of Portland to approve it - took nearly two years.
Historic review (permit) not practical
Historical restrictions
I had to pay over $6,000 to city to construct. Horrible! Also my ADU is in [redacted].
Even though it couldn't be seen by street, had to conform to historic standards; adds
lots of money.
Inspector from BDS made up nonexistent rules. BDS sucks!!
Irresponsible contractor
Lags and run arounds at city regarding permits and inspections.
Limitation of ceiling height - was later successfully appealed- limitation of height
should be more flexible especially with plenty of windows. Also, was not able to
separate meter.
Main house on historic register, had to get Historic Alteration permit and jump through
hoops
Making existing unit meet all the code requirements and dealing with the city offices
(Portland) and changing inspectors with differing opinions
Meeting code requirements given existing structure
Negotiating with family member (co-owner)
Neighbor resistance
Neighborhood association
Neighbors unhappy with increase in density
New tax increases; my single family residence is now a duplex???? Taxwise.
Number of folks on total property and sewer issues, i.e., city requiring unrealistic
sewer information on total of 2 persons in ADU and home.
Parking space requirement
Paying for the extra costs associated with appliances and utility hookups
Percentage of land to building ratio
Permit process
Permit process, which we did ourselves. It was time consuming and excruciatingly
expensive. We spent approximately $12,000 in fees and associated construction for
code.
Permitting delays by Portland BDS
Permitting process - we received conflicting advice from people within the permitting
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Frequency
office
Permitting requirements (The basement was too large so we had to get a variance.
This delayed the project by months.)
Personal Time Commitment
Portland Building dept. not helpful, limited knowledge
Property taxes excessive - assume full rental market value
Required a variance to exceed SF design standard (the lot is just shy of 10,000 SF)
Retrofitting utility service of older home and other hoops I was required to meet added
to cost, time and effort
Separate water/sewer and gas, and [loss of view] for existing living room and master
bedroom
Septic tank and drain field limitations
The crack house next door
Time (It's taken longer to complete)
Time of labor
Time slowdowns, especially city
Unbelievable amount of time the contractor took to build the house!
Unhappy neighbor
Was not allowed to expand footprint [or] height of very small garage
Water service requirements
Working with the city of Eugene!
Working with the contractor
Zoning issues
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Section E: Demographics – Combined Cities
Table 103: What is your gender? (Q33—All Cities) (n=369)
Female
Male
Prefer not to answer
Missing/Refused
Total

Frequency
183
177
5
4
369

Percent
49.6%
48.0%
1.4%
1.1%
100.0%

Table 104: What is your age? (Q34—All Cities) (n=366)

Respondent’s age

Minimum
21 years

Maximum
Mean Std. Deviation
84 years 53.35 years
12.68 years

Table 105: What is your age? (Q34—All Cities) (n=369 )
23 to 34 years
35 to 44 years
45 to 54 years
55 to 64 years
65 to 74 years
75 years or older
Missing/Refused

Frequency
28
69
84
108
68
9
3

Percent
7.6%
18.7%
22.8%
29.3%
18.4%
2.4%
0.8%

Table 106: What was your approximate annual household income for 2012? Your best
estimate is fine. (Q36—All Cities) (n=369)
Frequency
Percent
$0 - $14,999
9
2.4%
$15,000 - $24,999
9
2.4%
$25,000 - $34,999
30
8.1%
$35,000 - $49,999
27
7.3%
$50,000 - $74,999
76
20.6%
$75,000 - $99,999
60
16.3%
$100,000 - $149,999
64
17.3%
$150,000 or more
48
13.0%
Prefer not to answer
36
9.8%
Missing/Refused
10
2.7%
Total
369
100.0%
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Appendix A: Introductory Letter, Mailing 1
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<Mail_Name>
<Mail_Name_2>
<Mail_Street>
<Mail_City>, <Mail_State> <Mail_Zip>

<date>

Dear <Mail_Name>,
Survey Research Lab
1600 SW 4th Ave
Suite 400
Portland, OR 97201
Debi Elliott, Ph.D.
Director
Survey Research Lab
phone 503-725-9530
toll-free 800-530-5875
email
srlweb@pdx.edu

Jordan Palmeri
Green Building Program
Oregon Department of
Environmental Quality
phone
503-229-6766
email palmeri.jordan@
deq.state.or.us

I am writing to invite you to participate in a brief survey
about [accessory dwelling units], known as [ADUs], in
[City]. The goal of this survey is to learn about how
[ADUs] are being used in Portland, Eugene, and
Ashland.
This survey is being conducted by the PSU Survey
Research Lab on behalf of the Green Building Program at
the Oregon Department of Environmental Quality,
Portland’s Metro regional government, and
AccessoryDwellings.org.

An [ADU] is a
small, secondary
living space on a
single family lot
that includes its
own kitchen,
bathroom, and
living/sleeping
areas.
(e.g., converted
garage or shed;
finished basement
or attic; addition
to a house or a
new structure).

[ADUs] show great potential for meeting housing needs,
and the results of this survey are key to understanding the
role they can play in future regional housing. As an [ADU]
owner your feedback will help efforts to improve policies and incentives to
support development of [ADUs] in the future.
In a few weeks, you’ll receive this survey in the mail. You can complete this

survey right now online by going to the following website and logging in
with the Survey ID listed below.
www.ADUSurvey.org

www.AccessoryDwellings.org

Complete the
survey and you
can enter to win
an Apple iPad
Mini or a $350
store gift card!

Survey ID: <ADU_PIN>

This survey will take about 10 minutes, and should be completed by you, or
another owner who is familiar with the [ADU’s] use and history. You were selected
to participate in this survey because you are listed as the owner of a property that
has a permitted [ADU] at: <SITE ADDRESS>.
This survey is completely voluntary and confidential. Your survey responses
will not be connected with your name, your address, or the address of the [ADU].
We know your time is valuable, and your participation in this important
survey is genuinely appreciated.
Sincerely,

Debi Elliott, Ph.D
Director, PSU Survey Research Lab
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«MAIL_NAME»
«MAIL_NAME_2»
«MAIL_STREET»
«MAIL_CITY», «MAIL_STATE» «MAIL_ZIP»

«DATE»

«MAIL_NAME»,

Survey Research Lab
1600 SW 4th Ave
Suite 400
Portland, OR 97201
Debi Elliott, Ph.D.
Director
Survey Research Lab
phone
toll-free
email

503-725-9530
800-530-5875
srl@pdx.edu

Jordan Palmeri
Green Building Program
Oregon Department of
Environmental Quality
phone
503-229-6766
email palmeri.jordan@
deq.state.or.us

A couple weeks ago I wrote to invite you to participate in a
brief survey about Accessory Dwelling Units, known as
ADUs, in Portland. Enclosed with this letter is your
questionnaire along with a postage-paid return
envelope.
This survey is being conducted by the PSU Survey Research
Lab on behalf of the Green Building Program at the
Oregon Department of Environmental Quality, Portland’s
Metro regional government, and AccessoryDwellings.org.
The goal of this survey is to learn about how ADUs are
being used in Portland, Eugene, and Ashland.

Complete the
survey and you
can enter to win
an Apple iPad
Mini or a $350
store gift card!

(e.g., converted
garage; finished
basement or attic;
addition to a
house or a new
structure).

ADUs show great potential for meeting housing needs, and
the results of this survey are key to understanding the role they can play in future
regional housing. Your participation is important, and will help efforts to
improve policies and incentives to support future development of ADUs.

You can complete the questionnaire and return it in the envelope provided,
or you may complete the survey online by going to the following website and
logging in with the Survey ID listed below:
www.ADUSurvey.org

www.AccessoryDwellings.org

An ADU is a small,
secondary living
space on a single
family lot that
includes its own
kitchen,
bathroom, and
living/sleeping
areas.

Survey ID: #

This survey will take about 10 minutes, and should be completed by you, or
another owner who is familiar with the ADU’s use and history. You were selected
to participate in this survey because you are listed as the owner of a property that
has a permitted ADU at: «MAIL_ADDRESS»
This survey is completely voluntary and confidential. Your survey responses
will not be connected with your name, address, or the address of the ADU.
We know your time is valuable, and your participation in this important
survey is genuinely appreciated.
Sincerely,

Debi Elliott, Ph.D
Director, PSU Survey Research Lab

Appendix C: Survey Instrument
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Accessory Dwelling Unit Survey
The purpose of this survey is to learn about how Accessory Dwelling Units (ADUs) are being used in Portland, Eugene, and
Ashland, and to better understand the role they can play in future regional housing. It should be completed by you or another
owner who is familiar with the use and history of the ADU that is listed in the letter included with this questionnaire.
Follow the skip instructions throughout the survey to answer the items that are applicable to you. For this survey, the term
ADU will be used to mean “Accessory Dwelling Unit”, “Accessory Residential Unit”, and “Secondary Dwelling Unit”.
Your responses are voluntary and confidential.

Questions?: Contact Tara Horn at 503-725-8130, or srlweb@pdx.edu.

1. Is your ADU currently completed or still under construction?

 Completed

 Under construction

Go to #2

Skip to #5

Section A: ADU USE
2. How is your ADU currently being used?

 As someone’s primary residence, and is currently occupied
 As someone’s primary residence, but is currently vacant

Go to #2a

 For short-term housing (less than 1 month stays)
 By the main house occupants as an extra room or workspace
 Not currently being used for anything
 Other: ____________________________________________

Skip to #3

Primary Residence:
The place a person
usually lives, sleeps,
eats, and receives mail.

2a. If used as a primary residence, what best describes your situation?

 ADU is used as a primary residence year-round
 ADU is used as a primary residence seasonally or for only part of the year
 Other: _______________________________________________________
3. Regardless of current use, in the past 12 months, how many months
has your ADU been occupied as someone’s primary residence?
_________ months
4. How have you used your ADU in the past? [Check all that apply]

 As someone’s primary residence
 By the main house occupants as an extra room or workspace
 For short-term housing (less than 1 month stays)  Other: ___________________________________________
5. How are you planning to use your ADU in the future? [Check all that apply]

 As someone’s primary residence
 By the main house occupants as an extra room or workspace
 For short-term housing (less than 1 month stays)  Other: ___________________________________________

If your ADU is currently…

Go to Section B:
ADU OCCUPANCY

Skip to #13

Skip to Section C: CONSTRUCTION

Section B: ADU OCCUPANCY
The questions below are aimed at gaining a better understanding of the people actually living in ADUs.
6. If your ADU is currently occupied, how many adults age 18 or older live there? ___________________ adults
7. How many children under age 18 live there? ____________ children
18-24 years

8. In the table to the right, please fill in
how many of the current ADU
occupants are female and male in each
age range.

25-34 years

35-55 years

Over 55 years

Don’t know

Female
Male

9. How long has the current occupant been living in the ADU? If there is more than one occupant, please think about
the person who has lived there the longest.

 Less than 1 year
 1 to less than 2 years

 2 to less than 3 years
 3 years or more

 Don’t know

10. If there was not an ADU on your property, where would the current occupant(s) most likely live? [Check one]

 In the main house
 In housing somewhere else in the city

 Other: _________________________________________________
 Don’t know

11. In total, how many cars do the current ADU occupant(s) own? ______ cars

 None  Don’t know

Skip to #12

11a. If the occupants do own cars, where do they usually park?

 On the street
 Off the street (e.g. garage, driveway, parking pad)

 Other: ____________________________________
 Don’t know

12. Which of the following options best describes your relationship to the current occupant when they first moved into
the ADU? [Check one]

 Family member
 Acquaintance
 Friend
 We didn’t know each other
 Other: _____________________________________

 ADU is occupied by another property owner
 ADU is occupied by myself
Skip to #15

If your ADU is currently vacant, answer questions #13 to #14a based on what you typically do when the ADU is occupied.
13. Do you charge the current occupant(s) of your ADU rent?

 Yes

 No

 Don’t know

Skip to #14

13a. How much rent do you receive monthly for your ADU? $ ____________
13b. If rent includes utilities, how much is the rent without utilities? $ _____________
14. Do you receive any services from the ADU occupant(s) in exchange for all or part of the rent (e.g. childcare, lawn
maintenance)?

 Yes

 No

 Don’t know

14a. What service(s) do you receive?

Skip to #15

Section C: CONSTRUCTION
15. Which of the following best describes how you acquired your ADU? I purchased the house…
Skip to #21
 with ADU already completed
 without any intent to build the ADU, but decided to build it later

 with the specific intent to build an ADU
 Other: ______________________________

If your ADU is under construction, answer the following questions based on what you expect when the ADU is completed.
16. Who did the actual physical labor construction on your ADU? [Check all that apply]

 A paid contractor
 An unpaid contractor

 A paid friend or relative
 An unpaid friend or relative

 Myself or another owner of the property
 Other: ___________________  Don’t know

17. Who designed your ADU? [Check all that apply]

 A paid contractor
 An unpaid friend or relative
 An unpaid contractor
 A paid architect or designer
 A paid friend or relative  An unpaid architect or designer

 Myself or another owner of the property
 Other:
 Don’t know

18. Approximately how many unpaid hours were spent, by you or anyone else, constructing your ADU? _______ hours
19. How much did you or someone else pay for your ADU to be constructed?
Please include the costs for design, labor, materials, and permits. Your best estimate is fine. $
20. How did you finance the construction cost? [Check all that apply]

 Cash savings
 Loan from family member(s)  Construction loan from bank  Trade of services
 Home equity line of credit  Credit card(s)
 Personal loan from bank
 Other: _________
 Refinance and cash out option based on main home value only
 Refinance and cash out option based on main home and future ADU value
 Purchased main home and constructed ADU with cash out option based on future property value
21. What is the approximate square footage of your ADU?
22. How many bedrooms does your ADU have?

square feet
 0 (studio)

1

2

 3 or more

223. Which of the following best describes the type of ADU you have?
ADU is attached to the main house as a/an…

ADU is detached from the main house as a/an…

 basement unit
 attached garage conversion
 attached addition to house
 converted attic or other internal space (not the basement)

 detached garage conversion
 addition above or beside an existing detached garage
 addition above or beside a new detached garage
 stand-alone detached unit

24. Regardless of how the ADU is currently being used, what was your primary reason for building the ADU or
purchasing the property with an existing ADU? [Check one]

 Potential rental income allowed us to buy a house we could not otherwise afford
 Extra income from ADU rent
 Separate living space for household member or helper (e.g. adult child, nanny, or elder family member)
 Planned on building additional living space and decided to permit space as ADU to provide flexibility for future use
 Existing ADU was not a factor in our decision to buy the property
 Other: _________________________________________________________________________________________
25. What were the two biggest challenges you faced in building your ADU? [Check up to two]

 Obtaining financing
 Lot setbacks or height limits
 Design constraints or challenges
 Paying for the cost of construction  Utility connections
 Minimum lot size (Eugene only)
 Permitting fees
 Minimum parking requirements (Eugene and Ashland only)
 Other: _________________________________________________
 Don’t know

Section D: ENERGY USE
The next series of questions is aimed at gaining a better understanding of how energy efficient currently built ADUs are.
If your ADU is under construction, answer the following questions based on what you expect when the ADU is completed.
26. Which utilities are metered separately, so the ADU gets its own bill? [Check all that apply]

 Electricity

 Natural gas

 Water

 Other:

 None

 Don’t know

27. Which of the following systems are shared between the ADU and the main house? [Check all that apply]

 Heating

 Hot water

 Other:

 None

 Don’t know

28. What types of energy-using appliances are located inside your ADU? [Check all that apply]

 Washer
 Dryer
 Water heater
 Gas fireplace
 Central heating system (e.g. furnace)

 Dishwasher
 Refrigerator
 Stovetop or oven
 Wall heaters (e.g. electric space heat, ductless heat pump)
 Other: ____________________________  Don’t know

229. What is your ADU’s primary source of energy for…
Heating?

 Electricity
 Solar

 Natural gas
 Wood or Pellets

 Liquid propane gas
 Other:

 Fuel oil (kerosene)
 Don’t know

Hot water?

 Electricity
 Solar

 Natural gas
 Wood or Pellets

 Liquid propane gas
 Fuel oil (kerosene)
 Other: ________________  Don’t know

30. When the ADU was being built, what energy efficient features or equipment, beyond what was required by code, did
you install? [Check all that apply]

 Did not incorporate any energy efficient features or equipment
 Weatherization (e.g. air sealing, duct sealing, extra insulation)
 Lighting (e.g. compact fluorescent lights/CFLs, LEDs)
 Other: _____________________________________________

 Windows
 Energy Star appliances
 Water heating
 Heating equipment
 Solar electric or photovoltaic (PV)
 Don’t know

31. Approximately how many total light bulbs are installed in your ADU?

bulbs

32. How many of these are compact fluorescent light bulbs (i.e., CFLs or twisty bulbs) or LED light bulbs?

bulbs

Section E: Demographics
This final set of questions is for demographic purposes. Your responses will be combined with answers from other respondents.
33. What is your gender?

 Female

 Male

 Prefer not to answer

34. What is your age? _______ years
35. How many people, including adults and children, live in the main house on the property? ________________
36. What was your approximate annual household income for 2012? Your best estimate is fine.

 $0 - $14,999
 $25,000 - $34,999  $50,000 - $74,999
 $15,000 - $24,999  $35,000 - $49,999  $75,000 - $99,999

 $100,000 - $149,999
 $150,000 or more  Prefer not to answer

Additional comments about this survey or ADUs:

Thank You! Please take a moment now to return this survey with your completed entry form in the
postage-paid return envelope to: Survey Research Lab, 1600 SW 4th Ave, Suite 400, Portland, OR 97211

Appendix D: Reminder Postcard
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