VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, October 21, 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 September 16, 2020 PCZBA Regular Meeting Minutes
4. A Public Hearing Regarding Subterranean Garages And Spaces
The PCZBA may consider amendments to the text of the Zoning Regulations to change the regulation of
subterranean garages in some or all zoning districts. The amendments may include establishing or altering
regulations governing subterranean garages including the definition of a subterranean garage, their size,
their location upon a lot, and the treatment of subterranean garages structures under the Village’s Bulk
Regulations (Title 10, Chapter 5). The amendments may also change subterranean garages to be a permitted
or prohibited use in some or all zoning districts. (Subterranean garages are currently a special use in all
zoning districts pursuant to Section 10-13-3.) Finally, the amendments may adjust how the Zoning
Regulations’ various yard and setback regulations apply to some or all underground structures including
subterranean garages. (PCZBA May Recommend to Village Board)

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

VIDEO MEETING GUIDE
Format: Our goal is to provide a meeting that is as similar as possible to an
in-person experience. Members of the public will be given opportunities to
speak at the start of the meeting and before each agenda item.
We will use Zoom Webinars for this meeting. In this product:
•

Panelists (Trustees, Staff, etc.) control their own ability to speak and transmit video.

•

Attendees (members of the public) can see the meeting, but cannot transmit audio or video
unless recognized by the chair. (See below for how to be recognized.)

•

One or more staff members will act as hosts and help organize the meeting.

•

An online guide to using Zoom is available here. Please know that the Village cannot provide
technical support. You should test your ability to use Zoom ahead of time.

•

Ideally, all participants should join using the Zoom application so that they can experience
the full meeting. While participants may call-in, this is a lower quality experience.

•

All participants should use their real name (first and last) to identify themselves
in the meeting. People using aliases or pseudonyms will not be recognized.

•

All participants should stay muted unless they are actively speaking.
Your mute may be enabled remotely if you are echoing or transmitting background noise.

•

Elected officials participating with video should keep their video enabled at all times.
Village Staff should disable their video unless they are participating in a discussion.

•

In Lake Bluff meetings, text chat and private messaging features are disabled.

Rules:

Public Participation: To participate in the meeting, members of the public can:
•

Submit a comment or question using Zoom’s Q&A feature. Written items will
be read aloud and answered as necessary. You can also ask to be recognized
by the chair. You will be able to speak directly to the Board and may choose
to send video.

•

Phone users can dial *9 and will be placed into a queue to be recognized by the chair.

•

Email comments in advance to vlb@lakebluff.org. Emails should list the meeting and date in
the subject line (e.g. “April 13 Village Board meeting”) and should identify the author by
name. Emails will be shared electronically, and those that are 200 words or shorter will
generally be read aloud by a staff member during the appropriate comment period.
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Village of Lake Bluff – Video Meeting Guide
Technical setup. The ideal attendee has:
•
•
•

Device: The ability to transmit and receive video.
Audio: Clear audio that does not echo or transmit background noise.
Connection: A stable, high-quality internet connection.
Device

Audio

Connection

Ideal

Zoom app on a
desktop or laptop

A headset
with microphone

Wired connection
via Ethernet

Okay

Zoom app on a
mobile phone or tablet
Calling into
conference line
(without Zoom app)

Not
ideal

•
Tips

•

Use a stable surface so
that your video doesn’t
move or shake.
Have a “boring”
background that isn’t
distracting (e.g. others
moving around).

A headset
(using built-in microphone)

Connected wirelessly
via WiFi

Using a phone to dial in
Computer speakers
(using built-in microphone)

Connected via 4G / LTE
(cellular data)

Speakerphone on phone

Using a phone to dial in
•

•
•

Pick a quiet place as
your workspace.
Keep yourself muted
when you are not talking.

•

If you have to use WiFi,
try to pick a workspace
close to your router.
Discourage other
household members from
streaming video during
the meeting.

Tips:
•

You will appear more natural if you look
directly at your camera when speaking. It may
help you to put your camera near your monitor.

•

While muted, you can hold the spacebar to
unmute yourself temporarily (push-to-talk, like
a walkie talkie). It will mute you again as soon
as you release the spacebar.

•

If you do not have a headset, you can use the
Zoom application on your PC but dial-in using
your phone. This will let you see and share
video, and also let you control if you are muted
using your PC. This may reduce echo and
background noise for those individuals without
headsets.
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Joining via video but using a phone call for audio.

Village of Lake Bluff – Video Meeting Guide
Frequently Asked Questions
Q:

How do I participate in a meeting?

A:

If you would like to participate in the meeting live, a URL will be listed on the top of the agenda
that will invite you to join the meeting via Zoom. You can also dial-in using the phone number
shown on the agenda, but this is a lower quality experience.
You can also watch the meeting live at lakebluff.org/channel19 or by turning on Comcast
Channel 19. Meetings are rebroadcast periodically.

Q:

How do I submit a public comment?

A:

An opportunity is provided for the public to comment on each agenda item before the Board
votes. Additionally, a time is provided early in the agenda to address the Board regarding any
matters not on the agenda. To submit a comment:
Via Zoom. Submit a comment or question using Zoom’s Q&A feature. Written items
will be read aloud and answered as necessary. You can also ask to be recognized by the
chair.
Via Phone. If you are participating by phone, you can dial *9 and be recognized by the
chair.
Via Email. Finally, you can email comments in advance to vlb@lakebluff.org. Emails
should list the meeting and date in the subject line (e.g. “April 13 Village Board
meeting”) and should identify the author by name. Emails will be shared electronically,
and those that are 200 words or shorter will generally be read aloud by a staff member
during the appropriate comment period.

Q:

How do I get technical support?

A:

Unfortunately, the Village cannot provide technical support. An online guide to using Zoom is
available here. Make sure to test your ability to use Zoom ahead of time. If you are unable to use
Zoom, you may use the call-in number, live stream link, and/or submit questions via e-mail.
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VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING

SEPTEMBER 16, 2020
DRAFT MINUTES
1. Call to Order and Roll Call
Chair Peters called to order a virtual meeting of the Joint Plan Commission and Zoning Board of Appeals
(PCZBA) of the Village of Lake Bluff on Wednesday, September 16, 2020, at 7:00 p.m.
The following members were present:
Members:

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

Also Present:

Benjamin Schuster, Village Attorney
Glen Cole, Assistant to the Village Administrator (AVA)
Allie Caskey, Undergraduate Intern

2. Non-Agenda Items and Visitors (Public Comment Time)
Chair Peters stated the PCZBA allocates 15 minutes during this item for those individuals who would like
the opportunity to address the PCZBA on any matter not listed on the agenda. Each person addressing the
PCZBA is asked to limit their comments to a maximum of three (3) minutes.
There were no requests to address the PCZBA.
3. Consideration of the August 19, 2020 PCZBA Regular Meeting Minutes
Member Russell offered several corrections.
Member Miller moved to adopt the August 19, 2020 PCZBA Regular Meeting Minutes as amended. Member
Russell seconded the motion. The motion passed on the following roll call vote:
Ayes:
(7)
Nays:
(0)
Absent: (0)

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

4. A Public Hearing Regarding Amendments to the Tree Regulations
AVA Cole briefed the Committee on the Historical Preservation Committee’s plan to revise the Village’s
preservation regulations. Among other changes, their draft calls for the introduction of historic districts,
realignment of delay periods before structures can be torn down. He said that the Ordinance relates to goals
in the 1997 Comprehensive Plan regarding housing, but these regulations are not part of the Village’s zoning
code. The PCZBA does have to take some action regarding these changes, however, as the Village’s tree
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regulations are involved. Currently, the regulations provide a reduction in tree removal fees if the tree is
being removed from a property with a historic landmark to accommodate a conforming addition to the site.
The proposed amendment would change the terminology of these protections from “landmark” to “protected
feature” which encompasses the different historic preservation designations.
Chair Peters asked AVA Cole about how many times per year they’ll see reduction of fees associated with
the proposed amendment. Cole said he didn’t know, but that any proposed additions to protected sites would
come before the HPC before the reductions be made.
Member Miller asked if the Village reduces fees so that the protected building is allowed to stay alongside
the additions. AVA Cole clarified that this provision in the zoning code acts as an incentive to landmark a
property. Under this provision, a landmark property owner does not pay to remove a tree to build an addition
(as a result of being landmarked).
AVA Cole stated that members of the public should identify themselves if they wished to speak. There were
no requests from the public.
Member Russell moved to recommend that the Village Board amend the text of the Zoning Regulations
as presented in the draft Ordinance. Member Miller seconded the motion. The motion passed on the
following roll call vote:
Ayes:
(7)
Nays:
(0)
Absent: (0)

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

5. A Public Hearing Regarding 714 Birch Road
AVA Cole briefed the committee on the request to allow encroachment into the side yard setback. 714 Birch
Road is looking to build an emergency natural gas generator. Because the variation requested is less than
25% of the standard, the PCZBA has the power to directly grant or deny the request for relief rather than
make a recommendation to the Village Board.
The Digbys, the homeowners, introduced themselves and were sworn in by Chair Peters. Chair
Peters asked for a brief overview of their petition. The Digbys stated that they have been residents for five
years. They have experienced several power failures, some lasting more than a few hours. They have two
sump pumps, batteries to prepare for frequent flooding and testified that a significant flood cost “several
thousand dollars’ worth of damage”. As a result, they are looking at installing a generator. They have spoken
to neighbors who are understanding and accepting; there are no issues with the neighbors.
AVA Cole displayed an aerial photo of the property and the neighboring property context neighboring
property. Member Russell contended that the generator location description in the application is described
inaccurately as it does not appear to be adjacent to the neighbor's driveway. His other point of concern was
the lack of dimension as to how far back along the wall the generator will be located. The further east the
generator is placed, the further it is from neighbors.
Mr. Digby explained that once situated, it will be adjacent to the east corner of their house and the neighbor’s
driveway. He noted there are shrubs and trees blocking it from the neighbors as well. Ms. Digby clarified
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that the neighbors have a pull-in further away from the driveway not shown. It would be placed away from
any of the neighbor’s entrances.
Member Danly asked if all other locations have been considered and if this plan was this recommended by
a professional. Ms. Digby answered it has to go there because of electrical connections, they have windows
and an air conditioning unit on the other side of the house, so they are limited as to where they can locate
the generator. This is their only option based on expert advice.
AVA Cole asked for correspondence with the Digby’s neighbors that the Digby’s referred to in their
testimony, as it appeared he had not received copies of the correspondence due to a technical issue.
Chair Peters asked about sound pollution when turned on. Member Russell, referring to the specifications
included on the application, said the generator operates at 67dB which he believes is probably not louder
than a lawnmower. Member Russell said moving just a few inches isn’t going to be a problem.
Member Russell recommended the generation be placed more than 16 feet down from the wall, to keep it
away from neighbors. Ms. Digby agreed that the placement would be nowhere near even 16 feet.
Member Burns has no further questions. He agreed that the proposed variation isn’t going to change anything
for neighboring property owners. The Digby’s are dealing with a clear hardship, so this is a good solution.
Member Rider pointed out that the neighbors are clearly in support, so there is no real reason for her to
object.
Member Russell moved to approve the variation with the condition that the generator be at least 16 feet west
of the northeast corner of the building. Member Burns seconded. Member Murray asked that the motion
direct staff to follow up with the Digbys and obtain and confirm a copy of their correspondence with their
neighbors. The motion passed on the following roll call vote:
Ayes:
(7)
Nays:
(0)
Absent: (0)

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

6. A Public Hearing Regarding 39-47 Sherwood Terrace (PIN 12-19-401-012)
AVA Cole briefed the board on the proposed new Jaguar dealership in the Lake Bluff Business Park. The
Architectural Board of Review who then recommended the plan in March and a hearing before the PCZBA
was delayed due to COVID-19. One significant change is that the Applicant has submitted a revised site
plan after IDOT indicated they would not provide a permit for a proposed right in / right out ramp onto
Highway 41. AVA Cole provided a review of other conditions applicable to dealerships in the L-1 District.
Member Russell expressed that there should be no vehicle unloading on the shoulder of Highway 41 for
safety purposes.
Robert Flubacker, architect, and Jordan Aaron, developer, were sworn into the Board Meeting.
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Mr. Jordan Aaron presented on this item. He stated that his group currently owns two lots to the north of
this lot. Jaguar has been developing new dealership branding. They believe it is more efficient to build a
new dealership that meets Jaguar’s branding requirements and to repurpose their existing dealership.
At the request of a Commissioner, AVA Cole offered clarification on the outcome of this petition. There are
distinct forms of relief being sought: a car dealership in this district requires a special use permit; there is a
50 foot parking setback, so proposed parking spaces in this setback would require a variation; and this district
has rules about the direction of loading doors.
Member Miller said the special use permit is moot in his eyes as similar dealership permits have previously
been approved. The parking setback is also moot in his eyes as other dealerships have previously received
this variation due to their unique parking demands. The loading door issue is also resolvable as there is not
another feasible option. As all of the issues have been addressed, Member Miller said there are no other
concerns and he would recommend approval.
Member Burns, in reference to other dealership’s variations, asked about the Chevy dealership setback
length and how many vehicles are parked there. AVA Cole answered there was a single-digit amount of
vehicles parked within the setback for display purposes as a result of their hearing before the PCZBA a few
years ago. Member Burns offered his support based on the precedent of Chevy’s encroachment and need to
support business expansion in Lake Bluff.
Member Murray expressed his support as the project is an investment into the community. Members Rider,
Danly, and Russell offered their support for the variations.
Mr. Flubacker elaborated on IDOT’s request denial. He explained that they are pursuing the curb cut, but
because Highway 41 is considered a limited access highway, IDOT wants to reduce the number of curb cuts.
Member Burns was supportive of Staff’s recommended condition to allow curb cuts to be approved
administratively. Member Russell agreed.
AVA Cole stated that members of the public should identify themselves if they wished to speak. There were
no requests from the public.
Member Miller motioned to recommend the Village Board approve the requested relief, both with and
without a curb cut. Member Murray seconded.
AVA Cole clarified that he understands the PCZBA wishes that their recommendation include the condition
regarding no loading/unloading on 41. Member Burns clarified that the curb cut conditions, if needed, will
be considered later by Staff and can be approved administratively.
The motion passed on the following roll call vote:
Ayes:
(7)
Nays:
(0)
Absent: (0)

Burns, Miller, Rider, Murray, Danly, Russell, and Chair Peters
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7. Public Hearing – 28-38 E. Center Ave. and 53-91 E. Scranton Avenue (PIN 12-21-115-015)
Member Murray recused himself from the Board Meeting due to a potential conflict of interest and
announced that he would not return for the remainder of the agenda after this item.
AVA Cole briefed the Board on the expansion request for Prairie Espresso. He said that this was the fourth
recent PCZBA hearing regarding this property; the first was introducing a new sandwich shop (“BONK”),
as part of the bicycle shop space, the second was the addition of Lawrence pub in the unused bank drivethrough, and the third was moving the sandwich shop and reconfiguring Inovasi to add a retail area and
basement bar.
This proposed expansion concerns the 79 E. Scranton tenant space. AVA Cole explained that Prairie
Espresso is looking to bring the existing outdoor service inside during the winter months along with changes
to their liquor license. He discussed the parking concerns noted in some of the correspondence received prior
to the meeting as well as the information provided in his memorandum.
AVA Cole summarized the results of the parking survey as evidencing a 45-space parking surplus in 2014.
As to the enforcement concerns raised in the public comments received, AVA Cole shared there were 54
parking incidents recorded downtown between November 2019 and February 2020. He said that general
parking issues in the downtown are an important matter, but are really a separate planning matter; and while
parking is a part of the application, the focus for this agenda item is the application for zoning relief.
Member Russell clarified that independent assessment of parking surplus includes Metra station parking lot,
not just downtown.
Matthew Kerouac, architect, and John Davis, proprietor were sworn into the meeting.
Mr. Davis introduced himself and explained that he took a risk on an all-outdoor coffee shop as originally
proposed, but this space has grown and proven to be an award winning attraction. He believes the expansion
will continue to contribute to the character of the town. The expansion would include bathrooms, an access
hallway to the existing building, and creating a service window.
Mr. Kerouac explained the intent is to expand the atmosphere so that it can be experienced in all four seasons,
rather than be limited by the weather.
Member Russell asked for clarification about Prairie’s proposed year-long operations. Mr. Davis responded
that both indoor and outdoor service will be available when weather makes it possible. Member Russell
inquired whether or not parking allocation would change, Davis responded that it would not to his
knowledge. Davis explained that patrons who eat outside would now be able to move inside, making their
parking net-neutral as both outdoor and indoor seating accommodate relatively the same numbers of patrons.
Member Russell offered insight about making it clear for people looking for parking that there are spaces
between Scranton and North. He said that these aren’t private spaces and should be signed differently and
more clearly by the Village.
Kerouac explained that if left vacant, the tenant space may be subject to “dying” retail or another restaurant.
He said that this use would be an expansion of an existing concept with a familiar and proven entity.
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Member Danly expressed her support for the project as it is about the application, not parking. Member
Rider also offered her support. She added that a vacant space or a different use wouldn’t improve the parking
problem anyways. Member Burns and Miller expressed support.
Chair Peters inquired about Davis’ intent for hours of operation. Davis answered the idea is SundayThursday 7-10PM, Friday-Saturday 7-12AM.
Ms. Denise Pettiecord, resident, asked Mr. Davis to confirm that outdoor dining will be closed by 10pm.
Mr. Davis confirmed this. She pointed out that the Village guidelines are inconsistent with the actual closing
times of restaurants. Chair Peters confirmed this.
Member Russell pointed out that the Lawrence Pub is listed as 11PM, same as Inovasi. He asked if the Board
cut them back from 12AM or was that a choice made by the proprietor. AVA Cole answered that the 10PM
limit was created by the PCZBA. Member Russell suggested making all closing times consistent. Member
Burns added the closing time should be no later than 11PM for sake of consistency.
Kerouac responded to the proposed change in times by explaining how exiting customers would spill out
into Scranton not into residential areas. Member Miller and Danly clarified that the properties above Inovasi
are residential, so there is no viable comparison between Lawrence Pub and Inovasi. Member Danly added
that maybe consistency is less important for sake of maintaining vibrancy of the town.
Member Russell stated that he believes the closing time should be 11PM and excused himself from the
meeting briefly.
Following a continued discussion, AVA Cole clarified that he understands the PCZBA wishes to recommend
the proposed hours of operation as 7 a.m. to 11 p.m. all days except Saturday, 7 a.m. to midnight on Saturday,
and maintain the condition that the restaurant operate no later than 10 p.m. outdoors.
Mr. Davis added that he is seeking to amend the current special use permit to be more permissive of
amplified sound such as music. Member Miller pointed out that this is a separate issue and was not
contemplated in the application. Mr. Davis believed it is relevant to discuss as changes to the property are
being made. AVA Cole clarified that there is no prohibition on the use of amplified sound in the Special Use
Permit, but Staff routinely imposes this restriction when it provides special event approvals under the
conditions of Prairie Espresso’s Special Use Permit. Village Attorney Schuster added that the Board doesn’t
have to give specific relief as it’s not prohibited.
In response to a question from Member Burns, Village Attorney Schuster explained there is a prohibition on
creating a nuisance in the Village Code. Whether or not it is a “special event” under the special use permit,
you can be cited and fined creating a nuisance.
Member Miller moved to recommend the Village Board grant the relief subject to the conditions
recommended by Staff and the amended hours of operation (7 a.m. to 11 p.m. all days, 7 a.m. to midnight
Saturday, no later than 10 p.m. outdoor service). The motion was seconded by Member Burns.
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The Chair recognized Ms. Denise Petticord by phone, who expressed concerns about sound traveling since
Prairie Espresso faces the sidewalk and was seeking special consideration from the Board. Chair Peters
acknowledged the sound as a potential nuisance, but that it is covered by the code. After some discussion,
AVA Cole suggested to not change the conditions of the motion. If Davis wants to bring live bands in, then
he would be able to receive a special event approval as provided by the current terms of his special use
permit.
The original motion passed on the following roll call vote:
Ayes:
(6)
Nays:
(0)
Absent: (1)

Burns, Miller, Rider, Danly, Russell, and Chair Peters
Murray (recused)

8. Workshop Regarding Accessory Dwelling Units
AVA Cole introduced the agenda item and stated that it is a continuation from discussion during the August
PCZBA meeting on accessory dwelling units (“ADUs”). The board revised policy outlines that were shared
with the Architectural Board of Review. The ABR’s chairman commented that it would be difficult to build
based on Village restrictions. This was also brought to the Village Board, and AVA Cole reported that there
was potential for a joint workshop. The Board offered overall interest as well as general comments. He said
that Staff’s goal tonight was to resolve the outstanding items it can from these meetings including minimum
rental periods, public services, and tree regulations. The overall goal is to answer remaining questions and
make sure these proposed adjustments fulfill the PCZBA’s concerns.
Chair Peters asked, with respect to tree regulations, if ADUs were permitted, how would the tree ordinance
change? AVA Cole responded that if someone were to build an addition, any trees you have to remove would
usually be 50%; if property is landmarked, 100%. If the proposed structure is detached, the person is
responsible for the full tree replacement cost. Based on the proposed regulations, the same rules would apply.
AVA Cole reported that he has been in discussions with Edward Deegan Architects, who have volunteered
to prepare three case studies to illustrate the proposed rules.
Member Russell provided comments regarding the proposed height exemption. He said that he believes the
height rules are still too permissive and could be misapplied. He also said that a gable ended structure could
be built very close to a neighboring property as proposed. He concluded by saying that he was interested in
a minimum rental period.
Member Rider was in favor of pursuing the case studies and agreed that an additional workshop would be
good. She also expressed support for maintaining the minimum length of a rental period as 30 days.
Member Danly said she had no other issues besides a concern about the view from the backyard given
property lots being so close together. She expressed interest in seeing examples/visual aid to see the impact
to neighbors.
Member Miller expressed the need to hear from more expertise than just the PCZBA.
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Member Burns offered support, believing this project is worth continued pursuit but he is less concerned
about specific restrictions. He is good with draft changes and believes a workshop with the Village Board
would be helpful. Chair Peters inquired about doing a workshop with both the Village Board and the ABR.
AVA Cole said that they can work towards a joint meeting with the ABR after the Edward Deegan Architects
case studies are in hand. He said that there are clearly still important details to be worked out such as the
height exemption, smaller lots, and etc., but he recommended that the PCZBA should feel comfortable
continuing to joint meetings if there was consensus on 80-90% of the proposal.
Chair Peters reiterated his concern whether Lake Bluff is ready for this type of expansion but emphasized
that he is open to discussion.
9. Staff Report
Village Attorney Schuster provided a procedural recommendation as to how the PCZBA should conduct
public hearings. He provided an update regarding the Village’s ongoing litigation concerning the
Stonebridge planned residential development.
Allie Caskey was introduced as the newest Village intern from Lake Forest College.
10. Commissioner’s Report
There was no report.
11. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn the meeting.
Member Danly seconded the motion. Upon a unanimous roll call vote, the meeting adjourned at 9:29 p.m.
Respectfully submitted,

Glen Cole
Assistant to the Village Administrator

VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, AICP
Samantha Lenoch

DATE:

October 15, 2020

SUBJECT:

Agenda Item #4 – Subterranean Garages

Assistant to the Village Administrator
Administrative Intern

Applicant Information:

Village of Lake Bluff

Purpose:

To review the treatment of subterranean garages and other underground
structures in the Zoning Regulations.

Public Notice:

Lake County News-Sun

October 6, 2020

Applicable Land Use
Regulations:

Section 10-1-2
Section 10-4-1
Section 10-4-2(E)(2)
Section 10-5-9
Section 10-13-3

(Definitions)
(Exceptions to Setback Requirements)
(Subterranean Garages)
(Accessory Buildings and Structures)
(Use Table)

Summary and Background Information
At the PCZBA’s August meeting it recommended that the Village Board approve a special use permit to
allow the construction of a subterranean garage at 541 E. Prospect Avenue. It also recommended that the
Village Board approve a text amendment that would delete one provision of the four minimum
requirements to grant a special use permit for a subterranean garage.
At the Village Board’s consideration of the PCZBA’s recommendation, there was concern with issuing
the special use permit. The issues raised were the potential for flood damage to the homeowner; life safety
issues regarding fire, ventilation, and emergency egress from the garage; and the liability to the Village if
a subsequent homeowner suffered flood damage. Following a considerable discussion, the Village Board
granted first reading approval in part but deferred further consideration until its September 28 meeting.
After additional discussions between Staff and the applicant, the application for the requested relief was
withdrawn. On September 28, the Village Board denied second reading approval for the text amendment
and remanded this item back to the PCZBA for further consideration.
Attached are the relevant minutes from the adoption of the applicable regulations in 2004-2005; the
minutes from the 541 E. Prospect Ave. application in 2020; and the comparative table of North Shore
regulations provided to the PCZBA in August 2020.
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Existing Subterranean Garages
The Village has a few existing subterranean garages constructed at the following locations, which
preceded the Village’s adoption of rules specific to subterranean garages adopted in January 2005:
•

126 E. Center Ave.

R-4 Residence District

•

712 Moffett Rd.

R-3 Residence District

•

357 E. Washington Ave.

R-4 Residence District

•

325 Sylvan Ave.

R-4 Residence District

The above garages are existing non-conforming uses and, generally speaking, can be maintained but not
expanded or rebuilt. Since the Village’s current subterranean garage rules were adopted in January 2005,
no application to build a subterranean garage came before the PCZBA until August 2020.
Text Amendment Analysis
Staff has drafted the attached Ordinance as a starting point for discussion based on the PCZBA’s August
deliberations as well as those of the Village Board. In short, it enacts the following:
Deletes all treatment of subterranean garages as a special use.
All subterranean garages would either be prohibited or permitted as of right. A licensed engineer
would need to submit plans for a subterranean garage through the building permit process.
Prohibits subterranean garages in the R-1 through R-5 districts.
These areas have the greatest stormwater considerations as well as the strongest incentive for a
homeowner to build underground to free up bulk for the construction of additional living space.
Does not regulate underground garages in the E-1, E-2, and C-E districts.
Conversely, these lots are generally not built to the maximum permissible bulk and have larger
yards and pervious areas to manage stormwater without creating a nuisance for other properties.
As many of these lots are not near a public storm system, we recommend omitting the current
provision that requires a direct connection to a public storm system.
Does not regulate underground garages for multi-family, commercial, or industrial uses.
The PCZBA’s deliberations when enacting these changes appear to have been entirely in the
context of single-family residential uses. Underground parking is more common for other uses.
These projects may already involve considerable investments in civil engineering and
stormwater management, including improvements required by the County’s Watershed
Development Ordinance. These projects are also subject to site plan review by the ABR.
The Village’s Waukegan Road Corridor Study suggests creating an overlay district where
“stand alone and underground parking facilities or lots, public or private” would be a special
use. The Village’s Downtown Planning Principles, which are part of the Comprehensive Plan,
state that “off street parking should be provided within building structures and behind building
developments so as to be screened from public view.” Past deliberations for multifamily housing
proposed in the Village have favored underground parking rather than surface parking for
aesthetic reasons, to provide enhanced transitions and buffer yards, and etc.
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Adjusts the treatment of underground structures for the Village’s yard setbacks.
Finally, we recommend the PCZBA clarify that basements, cellars, and other underground
structures cannot be built to the lot line and must follow the applicable yard and setback
requirements of the structure they are attached to. This is a standing Staff interpretation.
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 the text amendment.
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 the proposed text amendment.
o Take no action.

Attachments
• Comparison of North Shore subterranean garage regulations.
• Draft text amendment ordinance.
• Excerpts from the following minutes:
o September 22, 2004 Zoning Board of Appeals (reviewing subterranean structures)
o November 17, 2004 Zoning Board of Appeals (recommending changes to Board)
o January 10, 2005
Village Board (adopting subterranean garage rules)
o August 19, 2020
PCZBA (reviewing proposed garage & text amendments)
o August 24, 2020
Village Board (deliberations re: PCZBA recommendation)
o September 28, 2020 Village Board (withdrawal of application, remand to PCZBA)
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Survey of North Shore Subterranean Garage Regulations
August 2020
Lake Bluff

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

Bannockburn
Deerfield
Glencoe

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

Highland Park
Lake Forest
Northfield
Evanston
Winnetka

Written Interpretations and Clarifications
https://codelibrary.amlegal.com/codes/glencoe/latest/glencoe_il/0-0-0-23891
No specific zoning regulations.
No specific zoning regulations.
No specific zoning regulations.
No specific zoning regulations.
No specific zoning regulations.
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ORDINANCE NO. 2020-__

AN ORDINANCE AMENDING
THE LAKE BLUFF ZONING REGULATIONS
RELATING TO SUBTERRANEAN GARAGES AND SPACES

Passed by the Board of Trustees, _____________, 2020
Printed and Published, _______________, 2020

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

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

Village Clerk

ORDINANCE NO. 2020-__
AN ORDINANCE AMENDING
THE LAKE BLUFF ZONING REGULATIONS
RELATING TO SUBTERRANEAN GARAGES AND SPACES
WHEREAS, the Village of Lake Bluff is a home rule municipal corporation in
accordance with Article VII, Section 6(a) of the Constitution of the State of Illinois of 1970; and
WHEREAS, the Village has the authority to adopt ordinances and to promulgate
rules and regulations that pertain to its government and affairs; and
WHEREAS, Section 10-4-2 of the Village's Zoning Regulations currently allows
for the construction of subterranean garages upon the issuance of a special use permit and
upon compliance with various conditions; and
WHEREAS, the Village desires to amend the Zoning Regulations to eliminate
these provisions and to substitute a prohibition upon subterranean garages in the Village’s R-1
through R-5 residential districts, and further, to clarify the treatment of underground structures in
applying the Village’s yard and setback regulations (“Proposed Amendment”); and
WHEREAS, a public notice of the Proposed Amendment was duly advertised on
or before October 6, 2020 in the Lake County News-Sun, and the Joint Plan Commission and
Zoning Board of Appeals (“PCZBA”) held a public hearing on the Proposed Amendment on
October 21, 2020, for the purpose of considering the Proposed Amendment; and
WHEREAS, at the close of the public hearing on October 21, 2020, the PCZBA
recommended that the Village Board adopt the Proposed Amendment; and
WHEREAS, the Village Board of Trustees has determined that adoption of the
Proposed Amendment set forth in this Ordinance pursuant to the Zoning Regulations and the
Village's home rule powers is in the best interests of the Village;
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The foregoing recitals are incorporated herein as findings and determinations of
the Board of Trustees.
Section 2.

Public Hearing.

A public hearing on the Proposed Amendment was duly advertised on or before
October 6, 2020, in the Lake County News-Sun. The public hearing was commenced and
completed by the PCZBA on October 21, 2020, on which date the PCZBA recommended that
the Board of Trustees adopt the Proposed Amendment.

Section 3.

Amendment to Section 10-1-2 of the Zoning Regulations.

Section 10-4-2, entitled "Definitions," of Chapter 4, entitled "Interpretation and
Definitions," of Title 10, entitled "Zoning Regulations,” of the Lake Bluff Municipal Code, is
hereby amended to the delete the definition of a subterranean garage as follows [additions are
bold and double-underlined; deletions are struck through]:
“10-1-2: DEFINITIONS
For the purposes of this title, the following terms, phrases, and words shall have the
meanings given herein:
[*

*

*]

SUBTERRANEAN GARAGE: A garage where the elevation of the garage floor at the
location of the vehicle access door is two feet (2') or more below the average of the
adjacent preconstruction grades to the sides of the vehicle access door.
[*
Section 4.

*

*]”

Amendment to Section 10-4-1 of the Zoning Regulations.

Section 10-4-1, entitled "Exceptions to Height, Yard and Setback Requirements,"
of Chapter 4, entitled "General Zoning Provisions," of Title 10, entitled "Zoning Regulations,” of
the Lake Bluff Municipal Code, is hereby amended as follows [additions are bold and doubleunderlined; deletions are struck through]:
“10-4-1: EXCEPTIONS TO HEIGHT, YARD AND SETBACK REQUIREMENTS:
[*

*

*]

B. Yard And Setback Exceptions: The yard and setback regulations contained
in this title shall be subject to the following exceptions and special regulations:
[*
3.

*

*]

Every part of a required yard or other open space required
pursuant to the provisions of this title shall be open from its lowest
point to the sky, unobstructed. , except for No basement, cellar,
or other underground space may be built within a required
yard or open space. Notwithstanding anything contained
herein to the contrary, the ordinary projections of footings, sills,
belt courses, cornices, and ornamental features are permitted to
encroach upon a required yard or open space provided that ;
provided, however, that any such features are shall be of standard
architectural dimensions as determined by the Village Building
Commissioner. Roof eaves under sloping roofs shall be permitted
to extend a maximum of twenty four inches (24") into the required
setback. See section 10-13-1, illustration 4 of this title.
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[*
Section 5.

*

*]”

Amendment to Section 10-4-2 of the Zoning Regulations.

Section 10-4-2, entitled "Standards, Use Restrictions Generally," of Chapter 4,
entitled "General Zoning Provisions," of Title 10, entitled "Zoning Regulations,” of the Lake Bluff
Municipal Code, is hereby amended to delete the provisions applicable to subterranean garages
in their entirety, as follows [additions are bold and double-underlined; deletions are struck
through]:
“10-4-2: STANDARDS, USE RESTRICTIONS GENERALLY
[*

*

*]

[*

*

*]

E. Special Uses:

2. Protective Restrictions And Conditions:
[*

*

*]

b. Conditions Specific To Certain Special Uses: In addition to any
protective restrictions and conditions imposed by the village board
pursuant to this subsection E2, the following special uses are
subject to the following additional conditions:
[*

*

*]

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

*
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*]”

Section 6.

Amendment to Section 10-5-9 of the Zoning Regulations.

Section 10-5-9, entitled "Accessory Buildings and Structures," of Chapter 5,
entitled "Residence Districts," of Title 10, entitled "Zoning Regulations,” of the Lake Bluff
Municipal Code, is hereby amended as follows [additions are bold and double-underlined;
deletions are struck through]:
“10-5-9: ACCESSORY BUILDINGS AND STRUCTURES
[*
I.

*

*]

Prohibited Garage Designs. No garage hereafter erected on any lot
used for a single-family residence located in the R-1, R-2, R-3, R-4, or
R-5, or R-6 Residence District shall have:
1.

Except in the R-6 Residence District, vehicular doors that
extend along the front of the lot for a distance greater than fifty
percent (50%) of the width of the principal building, or eighteen
feet (18') feet, whichever is less.

2.

Vehicular doors with a floor elevation two feet or more below
the average adjacent preconstruction grades to the sides of
the vehicular doors. For example, where a sloped driveway
and retaining walls are used to access an underground
garage.

3.

A lift or elevator used to access an underground garage
unless completely contained within a structure.”

Section 7.

Amendment to Section 10-13-3 of the Zoning Regulations.

Section 10-13-3, entitled "Zoning Use Table," of Chapter 13, entitled "Illustrations
and Exhibits," of Title 10, entitled "Zoning Regulations,” of the Lake Bluff Municipal Code, is
hereby amended to delete the row for the use category “Subterranean garages” in its entirety.
Section 8.

Effective Date.

This Ordinance shall be in full force and effect from and after its passage,
approval, and publication in pamphlet form in the manner provided by law.
[Signature page follows.]
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PASSED this __ day of November, 2020, by vote of the Board of Trustees of the Village of Lake
Bluff, as follows:
AYES:

(0)

NAYS:

(0)

ABSTAIN:

(0)

ABSENT:

(0)

APPROVED this __th day of November, 2020.
Village President
ATTEST:

Village Clerk

FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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VILLAGE OF LAKE BLUFF
Zoning Board of Appeals
Regular Meeting
September 22, 2004
APPROVED–MINUTES
1.

Call to Order & Roll Call
The regular meeting of the Zoning Board of Appeals of the Village of Lake Bluff was
called to order on Wednesday, September 22, 2004, at 7:05 P.M. in the Village Board
Room at the Village Hall.
The following members were present:
Chairperson: Joan Kaltsas
Members:
Mary Collins
Mary Francoeur
Christabel Frederick
Doug Nickels
Gary Peters
Also Present: Brad Burke, Assistant Village Administrator
George Russell, Village Engineer
Julie Tappendorf, Village Attorney

2.

Approval of the Minutes August 18, 2004 Regular Meeting of the Zoning Board of
Appeals
Member Collins moved approval of the minutes of the August 18, 2004 Zoning Board of
Appeals meeting. Member Frederick seconded the motion. The motion was approved by
the following roll call vote:
Ayes:
Nays:

3.

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

Administration of Oath
Those in attendance agreed to testify truthfully in response to the oath administered by
Chair Kaltsas.

4.

Public Hearing to Consider a Variation from the Central Business District (CBD)
Parking Regulations – 103-113 Scranton Avenue
Chair Kaltsas opened the public hearing concerning this matter.
Bob Ruggles, representative of the Lawrence Family Trust, reviewed the request for
modification to the existing variation of on-site vehicle parking requirements for the
proposed mixed-use building and bank drive through located at 103-113 East Scranton
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There being no further discussion, Member Frederick moved to recommend approval of
the requested variation from Section 10-4A-8B1, Parking Regulation: General
Requirements, to permit the petitioner to provide 12 on-site parking spaces, where 33
parking spaces are required, on the property at 103-113 East Scranton, requiring a 21
parking space, or 64 percent variation. Member Francoeur seconded the motion. The
motion passed by the following roll call vote:
Ayes:
Nays:

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

There being no further discussion, Member Collins moved to recommend approval of the
requested variation from Section 10-4A-8C Parking Regulations: Location of Required
Parking Spaces the fee-in-lieu requirements for remote parking in the amount of
$268,800 for the property located at 103-113 East Scranton. Member Frederick seconded
the motion. The motion passed by the following roll call vote:
Ayes:
Nays:

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

A discussion regarding the previously approved special use permit for a restaurant as part
of the proposed development, followed.
Chair Kaltsas asked if any members of the public would like to address the Zoning Board
prior to beginning discussion of the bulk ordinance regulations of the Village.
Vanessa Clark, 618 Maple Avenue, stated she was in attendance hoping to continue the
momentum generated at last Monday’s Village Board meeting regarding issues such as
Historic Preservation in Lake Bluff. Ms. Clark noted many people in the community are
concerned about preserving historic structures and stated the public does not want
allowable residential bulk increased. Ms. Clark stated she supports reducing the bulk or
size of new homes constructed in the Village.
Chair Kaltsas noted it is the Zoning Board’s responsibility to review the Village’s bulk
ordinance every two years and stated this review is currently underway. Chair Kaltsas
requested Village Attorney Tappendorf explain the Village’s Historic Preservation
Ordinance. Attorney Tappendorf stated the Village Board will be appointing a chair to
the Historic Preservation Commission at the regular meeting of September 27, 2004.
Attorney Tappendorf noted the Historic Preservation Commission is the entity
responsible for reviewing historic structures and making recommendations to the Village
Board.
6.

Continued Discussion Regarding Bulk Ordinance Provisions
Chair Kaltsas requested staff review the bulk ordinance provisions to be considered by
the Zoning Board at this meeting. Assistant Administrator Burke reviewed current
Zoning Ordinance provisions pertaining to covered outdoor porches and how such
structures are included in calculations for floor area. AA Burke stated staff is requesting
an update to the language for covered porches to provide clarification regarding the
3
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requirement that porches remain 70% open and to prohibit such features as solid walls or
knee walls.
A discussion regarding porch design and how the porch bonus is calculated followed.
Attorney Tappendorf noted the existing porch definition was written with the intent that
the porch bonus be granted for those porches built with open railings that retain an “open
feel” which can reduce the appearance of bulk. Chair Kaltsas noted all discussion
regarding bulk deals with this issue of perception and the Zoning Board’s other concern
is maintaining the character of the Village. Chair Kaltsas noted porches were an
important element of homes constructed 80 years ago.
Village Engineer Russell noted porches are not a predominant design feature of new
home construction. Porches were more popular at the time the original bulk ordinance
was developed.
A discussion regarding screened porches followed. AA Burke noted there are no
provisions in the current bulk ordinance provisions to grant a floor area bonus for
screened porches. Chair Kaltsas stated she would not be opposed to amending the bulk
ordinance regulations to permit screened porches to be included in the porch bonus.
Chair Kaltsas stated if such an amendment proves not to work, the Zoning Board can
omit screened porches during the next review of the bulk ordinance regulations.
Member Collins inquired how Victorian style scrollwork is viewed within the
interpretation of the current ordinance provisions. Member Collins noted if such
scrollwork is in keeping with the historical nature of the home, the bulk ordinance
regulations should allow it. Member Collins cautioned against porch regulations that
would lead to spindly appearing porch posts.
Member Peters stated his desire that any change to the existing porch regulations
maintain the impression of being more open. Member Peters noted his concern regarding
the depth of any permitted porch and suggested providing a specific restriction on porch
depth. Member Peters noted any porch increases the amount of impervious area and the
impact this may have on drainage should be taken into consideration.
Engineer Russell provided members of the Zoning Board with information on how the
existing covered porch definition was developed.
Member Peters stated he is troubled by the size of porch that may be constructed and
noted there should be guidance on the depth of any porch permitted. A discussion on
limiting the depth of any porch followed. Member Peters expressed his preference not to
increase the perception of bulk.
Member Frederick asked if a solid knee wall could be constructed for any covered porch.
AA Burke replied a solid wall could be built, but no porch bonus would be granted.
Member Collins stated she agrees with the current 3.5% porch bonus credit and stated her
opinion the Zoning Board should consider allowing screened in porches. Member
4

Regular Meeting of the Zoning Board of Appeals
September 22, 2004 – Approved Minutes
Page: 5

Collins stated her opposition to including specific dimensions or sizes as part of bulk
ordinance regulations.
Member Collins suggested including balconies in the definition of porches so as to
include both balconies and covered porches in the total calculation for floor area credit.
Chair Kaltsas stated she is in favor of including screened porches in the definition of
covered porches and evaluating how such a change is received over time. Chair Kaltsas
noted if the change is a problem, the bulk ordinance could be amended again during the
regular review of this ordinance.
Member Nickels suggested exploring including uncovered balconies and covered porches
together in calculations for the porch bonus.
Assistant Administrator Burke provided the Zoning Board with information on how the
current zoning ordinance bulk regulations address subterranean useable space and
provided several issues for consideration by the ZBA.
AA Burke suggested
modifications to the process for calculating basement area in order to address
subterranean useable spaces such as underground garages, walkout basements, expanded
window wells, and subterranean driveway areas.
Member Collins suggested basement calculations could be amended to “grandfather”
homes built before a certain date or prior to adoption of the original bulk ordinance
regulations. Such relief may help owners of older homes remodel or expand without
being forced to tear down the structure completely.
Attorney Tappendorf noted the Village of Glencoe utilizes an approach similar to that
suggested by Member Collins, where any structure built before the floor area ratio
ordinance was adopted, is given a certain amount of bonus/credit toward total floor area.
Chair Kaltsas stated she favored such an approach and suggested possibly amending the
ordinance to simply disallow teardowns. Attorney Tappendorf stated prohibiting
teardowns outright is not legal; however, the Zoning Board could amend the bulk
regulations to promote construction of additions as opposed to selling the property which
could lead to a possible teardown situation.
Chair Kaltsas stated an amendment to the zoning ordinance that provides more flexibility
to older homes would be a valuable addition to the bulk regulations. A majority of the
members of the Zoning Board supported such an approach.
Member Collins stated her support for the change to basement area calculations and
noted there should be no advantage gained by simply excavating a lot. Member Collins
reiterated her support of an amendment to the bulk regulations to provide relief to owners
of homes built prior to the adoption of the bulk ordinance.
Chair Kaltsas requested input from the members of the ZBA regarding location of
subterranean garage structures. A majority of ZBA members supported prohibiting
subterranean garages from facing the street.
5
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Chair Kaltsas asked the Village Attorney if the issue of subterranean garages has come up
in other communities. Attorney Tappendorf stated she is not aware of other communities
taking action on this issue; however, construction of such structures is happening in other
communities. Chair Kaltsas requested Attorney Tappendorf provide suggestions on
possible amendments to bulk ordinance regulations she may have for the ZBA as the
discussion of the bulk ordinance continues.
7.

Commissioner’s Report
Chair Kaltsas noted there several Zoning Board members in attendance at the League of
Women Voters presentation on historic preservation issues on Tuesday, September 14,
2004. Chair Kaltsas stated the slide show presented at the event was very informative
and showed that there are many historical homes in Lake Bluff. Chair Kaltsas requested
the ZBA members be provided with a copy of the CD of the historic preservation slide
show when it is made available. Member Collins noted some zoning topics were
discussed briefly.
Chair Kaltsas advised that the next ZBA meeting is Wednesday, October 20, 2004.

8.

Staff Report
Assistant Administrator Burke noted all of the issues considered by the ZBA at their
August meeting would come before the Village Board for consideration at their
September 27, 2004 meeting. These issues include 508 Gurney porch variance; 1955
Shore Acres ravine/bluff variation; Central Business District (CBD) Block One
permitting first floor residential; and an ordinance amending the parking regulations for
the CBD. AA Burke provided a brief presentation/explanation of the various
conservancies on properties located at Crabtree Farms.

10.

Adjournment
There being no further business to come before the Board, Member Francoeur moved to
adjourn. Member Frederick seconded the motion. The motion was unanimously
approved on a voice vote. The meeting adjourned at 9:04 P.M.
Respectfully Submitted,
Bradly J. Burke
Assistant Village Administrator
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VILLAGE OF LAKE BLUFF
Zoning Board of Appeals
Regular Meeting
November 17, 2004
APPROVED MINUTES
1.

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

2.

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

Ayes:
Nays:
3.

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

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

4.

Village Financial Outlook and Consideration of Home Rule
Chair Kaltsas informed ZBA members that Village Administrator Kent Street, Village
Trustee Paul Lemieux, and Finance Director Susan Griffin were in attendance to provide
a presentation on the Village's financial outlook and consideration of home rule.
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Trustee Lemieux concluded by stating the Village of Lake Bluff in not in a position
where something must be done immediately; however, the Village Board is working to be
proactive in gathering the tools necessary for elected officials to continue making sound
financial decisions, and home rule status is part of that consideration.
5.

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

Chair Kaltsas opened the public hearing concerning this matter and requested Attorney
Tappendorf provide a review of the draft ordinance. Attorney Tappendorf reviewed the
proposed ordinance and explained it includes amending the Zoning Ordinance to add
definitions for covered outdoor porches, expanded window well, screen, subterranean
garages, and underground structures.
Attorney Tappendorf explained the draft ordinance includes language amending the
Zoning Ordinance to permit subterranean garages as a special use with the conditions that
garage doors not be visible from the front or corner side lot line and driveway access not
be located within five feet of any side or rear lot line. Attorney Tappendorf explained the
Special Use Permit process allows the Zoning Board to determine specific conditions that
must be met in order to obtain a special use.
A discussion regarding driveway location and setback requirements for driveway access
to subterranean garages followed.
Members discussed storm water management issues as they apply to subterranean
garages and driveway access related to such structures. Member Francoeur expressed
concern regarding underground garage structures where storm water management issues
are not addressed on the property.
Village Engineer Russell suggested the ordinance include a provision to prohibit any
subterranean garage from being constructed on a lot where there is no co1mection to the
public storm sewer system with an exception for larger lots.
Member Peters expressed his opinion the Special Use Permit approach may not be
restrictive enough and suggested a ban on subterranean garages may be needed. Member
Peters stated such a prohibition on subterranean garages could be made except for
properties located in estate zoning districts.
A discussion regarding the Special Use Permit approach versus a ban on subterranean
garages followed.
Chair Kaltsas requested Attorney Tappendorf continue her review of the draft ordinance.
Attorney Tappendorf reviewed the process for calculating basement area and explained
regulations could vary depending upon the date the home was constructed as well as the
amount of structure being altered. Attorney Tappendorf explained the date-sensitive
approach is an attempt to provide an incentive to preserve older structures.
3
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Member Collins expressed support for the proposed revis1ons to the process for
calculating basement areas and suggested consulting with Susan Benjamin, Historic
Preservation Consultant, to determine the appropriate date to use as a reference point in
the ordinance. Member Collins suggested a 50% structural alteration is reasonable for
this section. Member Francoeur concurred with the suggestion to consult with Susan
Benjamin to determine an appropriate date to include in the ordinance.
Member Peters stated his opinion that 1950 is probably an appropriate date to use in the
ordinance and agreed with Member Collins that any structural alteration greater than 50%
should not be included in the special gross floor area exception for total floor area
calculation.
Member Collins stated changes could be made to the proposed amending ordinance to
reduce extraneous language and suggested using only one illustration of the process for
calculating basement area.
Attorney Tappendorf reviewed the proposed ordinance provisions pertaining to covered
outdoor porches, open entryways, open covered walks, and uncovered exterior balconies.
The changes brought back to the ZBA include addressing member comments regarding
vertical elements and allowing screened porches to be included in special gross floor area
calculations.
A discussion regarding the possibility of implementing a sliding scale; decreasing the
bonus amount for such structures as the size of the lot increases or implementing a
maximum square footage limitation for such structures followed.
Member Francoeur inquired if a porch bonus is available for porches built to the rear of a
home. Village Engineer Russell explained bulk regulations pertaining to porch bonuses
were originally granted for porches at any location; however, in the 1990's the Zoning
Ordinance was amended to eliminate bonuses for porches in the back of the home.
Village Engineer Russell stated this amendment was made to encourage porches being
constructed toward the front of the home.
A discussion regarding the location of porches and allowing screened porches followed.
The ZBA reached a consensus to include a bonus provision for screened porches in the
special gross floor area calculations and limit the total bonus amount available to a lesser
of either 3.5% of the total lot area or 500 total square feet.
Chair Kaltsas asked what process is involved for this ordinance to be considered by the
Village Board. Assistant Administrator Burke explained if the ZBA so chooses, it could
make a recommendation to the Village Board to consider approving the proposed
amendments to the Zoning Ordinance and such action would require a motion, a second,
and a formal vote by the members of the ZBA.
Member Francoeur moved to recommend Village Board approval of An Ordinance
Amending the Lal<:e Bluff Zoning Regulations Relating to Covered Porches, Balconies.
and Subterranean Structures with the changes made pursuant to ZBA member comments.
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Member Collins seconded the motion. The motion was approved by the following roll
call vote.

Ayes:
Nays:

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

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

The following were present:
Trustees:

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

Absent:

Village President, Thomas V. Skinner

Also Present:

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

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

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

Board ofTrustees Regular Meeting January 10, 2005

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

•

•

•

•

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

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

Barkhausen, Lemieux, Lesser, Letchinger, Stevenson and Willard

15. CORRESPONDENCE

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

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

Peter Sexton
Village Clerk

Village Administrator
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VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
AUGUST 19, 2020
APPROVED 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:

Joint Plan Commission & Zoning Board of Appeals
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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.
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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 restore the property after
lowering 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.
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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.
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
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would like further information on how adjacent neighbors will be affected by the flooding on
Prospect Avenue.
Member Danly said she is a neighbor and said Commissioners need to manage these problems.
Member Russell said that this project does not impact neighborhood drainage; will not change the
problem of exiting flooding. The only potential flood 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.
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VILLAGE OF LAKE BLUFF
BOARD OF TRUSTEES
VIRTUAL MEETING
AUGUST 24, 2020
APPROVED MINUTES
1. CALL TO ORDER AND ROLL CALL
Village President O’Hara called the meeting to order at 7:00 p.m. and Village Clerk Megan Michael called
the roll.
The following were present:
Village President:

Kathleen O’Hara

Trustees:

Barbara Ankenman
Regis Charlot
Mark Dewart
Joy Markee
William Meyer
Aaron Towle, Village Trustee

Also Present:

Megan Michael, Village Clerk
Peter Friedman, Village Attorney (VA)
Drew Irvin, Village Administrator
Bettina O’Connell, Finance Director
Jeff Hansen, Village Engineer
Mike Croak, Building Codes Supervisor (BCS)
Glen Cole, Assistant to the Village Administrator (ATVA)

President O’Hara said 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 Village Hall 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 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. She further stated Members of the public may view and
participate in the meeting via online lakebluff.org/VirtualMeeting or Dial-in: (312) 626-6799. (Enter
meeting ID 884 1619 0394) Press # when prompted for a Participant ID. Additional instructions are
available in the agenda packet immediately following the agenda. Also, the meeting will be live-streamed
at lakebluff.org/Channel19, broadcast live on Comcast Channel 19 and once available, a recording of the
meeting will be posted on the Village website and periodically rebroadcast on Channel 19.
2. PLEDGE OF ALLEGIANCE
President O’Hara led the Pledge of Allegiance.
1

Board of Trustees Regular Virtual Meeting August 24, 2020

As there were no comments from the Board, Trustee Towle moved to adopt the resolution. Trustee
Markee seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(0)

Towle, Ankenman, Charlot, Dewart, Markee and Meyer

13. ITEM #12 – AN ORDINANCE AMENDING THE LAKE BLUFF ZONING REGULATIONS
RELATING TO SUBTERRANEAN GARAGES
President O’Hara reported on July 17, 2020, the Village of Lake Bluff received a zoning relief application
from Ronald McCormack on behalf of Jamie Sickles (Petitioner) for a special use permit to construct a
subterranean garage at 541 East Prospect Avenue. The original zoning relief application did not satisfy
one of the four conditions applicable to subterranean garages in the Zoning Regulations:
(1) Garage Doors: The vehicle access doors on the subterranean garage shall not be visible from the
front or corner side lot line.
President O’Hara reported accordingly, granting the Applicant’s requested special use permit requires
either a text amendment or a variation. At the close of the public hearing on August 19, 2020, the PCZBA
voted 5-1 to recommend that the Village Board approve a text amendment deleting this requirement
entirely, as the PCZBA must necessarily review the design of a proposed subterranean garage in order for
it to receive a special use permit. President O’Hara further reported after the hearing, in preparing the
Ordinance, Staff and the Village Attorney recommend the Village Board enact an additional minor
modification to this Section to clarify that subterranean garages are also a special use in the Village’s
business and industrial districts (in addition to its residential districts). This relief requires two ordinances,
one to amend the text of the zoning regulations and one to grant the special use permit. This item is the
first step, amending the text of the zoning regulations.
Following comments from Village Administrator Irvin, ATVA Cole said there was no public testimony
specifically to the proposed text amendment at the public hearing. He said a general comment was made
regarding how drainage and underground garages regulations interacted but he is not sure if the comment
addressed the text amendment or the property.
Trustee Charlot said he has mixed feeling in regards to sidewalk cross slope/drainage provision. He shared
a personal experience of how the 100 year storm impacted two houses with this type of configuration, one
with a subterranean garage, on the east side of Lake Bluff. Trustee Charlot said he is not sure if the
stormwater on Prospect Avenue is terrible but he is concerned about allowing this type of garage on the
block knowing that the Village have stormwater issues.
Trustee Ankenman expressed her concern regarding drainage. She asked, if the project is permitted, what
type of language could be included to ensure the Village would not be held liable. She said it seems that
the current property owners may think this is a good solution, but may not have the foresight to see that
stormwater issues could make this decision significant to future homeowners, that will ultimately inquire
why the Village ever approved such a project.
Trustee Meyer said in addition to the stormwater issues he is also concerned about potential life safety
issues. The proposed three car configuration will consist of a tandem or nose-to-tail setup for two of the
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cars, and a third vehicle with a large gas tank parked in a corner of the basement. Trustee Meyer expressed
his concern regarding Fire Department access if a fire should occur in relationship to the third vehicle. He
said during his conversation with Staff he was told that the Village Codes requires a heat detector in garage
areas. However, he is concerned about allowing a vehicle to park in a tight underground space which
could be potentially block by two other vehicles and he asked will there be sprinkler systems installed
above this space.
Trustee Dewart commented on how previous weather conditions have impacted drainage and expressed
his belief that covered or occluded drainage could create potential drainage issues. He said he would be
particularly concerned about the ability of stormwater system capability to remove all the rain water. Also
there seems to be some valuable features planned for the lower level and he would hate to see the Village
facilitate anything that would be a potential heartache. Trustee Dewart said he is concerned that a vehicle
parked in a confined space, away from the garage doors or ventilation systems, could potentially create
fumes to build up and asked if it would be prudent in this particular circumstance.
Trustee Towle said from a firefighter/fire safety standpoint, it makes sense for a living space located above
a garage, to have both a ventilation and sprinkler system. He said he hopes the architect and homeowner
have discussed potential risks or drainage issues and that if the homeowner decides to move forward they
are able to live with the risks. However, he thinks the Village definitely need to limit liability in the event
there is flooding or life safety issues as potential risks have been outline to the homeowners. Trustee Towle
said as a volunteer firefighter he is concerned about fire safety as well as flooding especially if there are
plans for any living or activity arrangements for the basement area. He also said that homeowners rights
should be considered in this case because they are aware of the risks, Village’s limited liability and he
thinks this should be allowed.
In response to comments from the Board, BCS Mike Croak said the Village Code requires carbon
monoxide detectors be installed inside bedrooms and hallways outside the bedrooms, to alert occupant of
fumes inside the house.
Trustee Markee commented on her homes configuration noting there are carbon monoxide detector in
both the home and garage areas. She said her garage is at grade so there a step in the floor of the garage
to help keep fumes from flowing into the house at floor level. Trustee Markee expressed her concerns
regarding flooding, safety issues and aesthetics. She said if the homeowner decides to move forward with
the design, a landscape plan should be submitted depicting the streetscape view and plan to soften the
retaining walls around the driveway. Trustee Markee expressed her preference to have the garage located
around the side of the house but said she understands the space in their lot line will not allowed this.
Village Administrator Irvin introduced the queued caller to response to questions from the Board.
Ronald McCormack the architect for the project spoken on behalf of the owner (Jamie Sickles), who
unfortunately was not able to attend tonight meeting. He said his client is certainly eyes wide open about
all of the concerns that have been expressed tonight and those brought up at the PCZBA meeting,
particularly drainage. He said the applicant’s civil engineer Mike Bleck of Bleck Engineering is also on
the call to address questioned as well. Mr. McCormack said one thing not mentioned or understood is that
we will be doing a snowmelt system on the driveway which will keep it thawed out, not slippery, no ice
accumulations during the winter so there should not be any disturbance to the bottom. He said a tandem
garage is really not an unusual thing it is very commonly done, perhaps under a subterranean situation is
a little different, but one car behind another is a very common thing. Mr. McCormack said the Village’s
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Building Code certainly addresses the protections required for doing a garage under a house, be it below
grade or first floor level. He said living space above a garage is very common and are certainly required
to have a one hour fire separation, fire door, and what we call a gas curb step down from the house or
floor level to the garage floor level, to protect is from any fuel spillage or fumes. Also the various detection
systems are all required and certainly will be done. Mr. McCormack said the property owner is very
understanding of the safety concerns but the multi-car garage is very important to her and she is willing
to invest in this property to try to accomplish that is she is allowed to. He said the drawing were not
updated since it was presented to the PCZBA but we intend to do a guard rail at the top of the retaining
walls on either side to avoid the potential of someone inadvertently walking over the edge of the retaining
wall. He said the guardrail will setback approximately 2.5 feet from the retaining wall so landscaping can
be done between that guardrail and the retaining wall, with some nice planting and perhaps vines that
would go down over the wall. The construction of the wall would be a concrete retaining wall which is
needed structurally but we would do a natural stone veneer on it so it looks very nice. He said we are not
just talking raw concrete but could be an attractive natural stone texture. Mr. McCormack said they are
certainly working with landscape professionals to do some major landscaping of the whole property both
rear end and front yard.
Mike Bleck the civil engineer for the project said naturally we were concerned about drainage to the garage
door, so the first thing we did was limit the area that is tributary to it by establishing a sidewalk elevation
that will prohibit the water coming down Prospect Avenue from going down the driveway. He said we
have narrowed the area down to just what is falling out of the sky above the driveway. Also, we were
concerned about connected into the city storm sewer by a gravity sewer. If the city sewers surcharge we
did not want that to be a low point on the system; we could back up to the garage, so we have isolated it
by going with a pump. Mr. Bleck said what we have recommended to the owners, and she is onboard,
going with a duplex pump system. There will be two pumps so that the pumps can alternate, one pump
as a time. If you lose a pump, you still have a backup. We have also discussed with the homeowner that
the primary power source would be ComEd, but you know that is not always reliable, so she is agreeable
to putting in a natural gas generator. Mr. Bleck said there will be a small security area to the garage door,
we have built in redundancy on the pumps and the power, so in terms of belt and suspenders he thinks we
are doing everything that we can to reduce the risk of water in her garage.
In response to a questions from the Board regarding a change in water flow, Mr. Bleck said the driveway
is no different than it was basically it is pitching down towards the garage door, rather than pitching out
towards Prospect Avenue, so in terms of impervious surface it is not really changing anything. Mr. Bleck
said there is a 15” inch storm sewer in the north parkway of Prospect Avenue so we would be connecting
to that, currently what happens now is the driveway drains out onto Prospect Avenue to get to the storm
sewers, and what we would be doing is connecting right up to it.
Trustee Charlot commented on his aforementioned personal experience and said he is very sensitive to
property rights but he is very concerned about the proposed design. Mr. Bleck said he understand but he
does not know how those systems were designed to accomplish. He said we have set the sidewalk up a
foot above Prospect Avenue and will be sizing the pumps to handle the 100 year storm. He said it all
depends on how the systems are designed and what you are design to do.
Following a request from Village Administrator Irvin, Village Engineer Hansen said Staff has not received
detailed calculations or final design drawing and he thinks the homeowners are waiting on the outcome of
the Board proceeding before moving forward.
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Village Engineer Hansen added that this property will benefit from the Union Church completed projects
such included regraded the western common lot line to retain water on its property, a new drainage system
with a retention pipe and these improvements should limits the odds of stormwater overflowing onto the
subject property.
In responses to questions from Trustee Dewart, Village Administrator Irvin confirmed that Agenda Item
#12 is limited to addressing the visibility of the doors and is a clean-up item to ensure the matter is
consistent with the table in the Village Code. He said the most important initiative here is to recognize
that this particular text amendment deals with eliminating that requirement that the vehicle access doors
on garages shall not be visible from the front or corner side lot line. The PCZBA thought by eliminate the
language it would allow a project that is tethered to this with the next SUP consideration to move forward
at the same time and could review the visual aesthetics associated with SUP permit applications, not to
have the code requirements there to dictate that outcome. Village Administrator Irvin said this particular
action is to consider a SUP for 541 East Prospect Avenue.
As there were no further comments from the Board, Trustee Ankenman moved to approve first reading of
the ordinance. Trustee Towle seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(5)
(1)
(0)

Ankenman, Dewart, Markee, Meyer and Towle
Charlot

14. ITEM #13 – AN ORDINANCE GRANTING A SPECIAL USE PERMIT FOR THE PROPERTY
LOCATED AT 541 EAST PROSPECT AVENUE TO PERMIT THE CONSTRUCTION OF A
SUBTERRANEAN GARAGE
President O’Hara reported on July 17, 2020, the Village of Lake Bluff received a zoning relief application
from Ronald McCormack on behalf of Jamie Sickles (Petitioner) for a special use permit to construct a
subterranean garage at 541 E. Prospect Avenue. At the close of the public hearing on August 19, 2020,
and following considerable debate, the PCZBA voted 4-2 to recommend that the Village Board approve
the special use permit. The dissenting members expressed concern that, aesthetically, the special use
permit would have an undue adverse effect upon the character of the area. President O’Hara further
reported the PCZBA recommended that, as a condition of the special use permit, that the Applicant:
1. At Applicant’s sole expense, provide no greater than a 4% slope along the public sidewalk adjacent
to the subterranean garage driveway, subject to the approval of the Village Engineer.
2. Provide the public sidewalk with a 2% cross slope to drain to the street through the width of the
driveway.
3. At Applicant’s sole expense, regrade the parkway in the vicinity of the improvements to provide
positive drainage from the sidewalk to the street, subject to the approval of the Village Engineer.
4. Relocate a proposed emergency generator from the side yard to the rear yard and provide
soundproofing measures.
5. Promptly restore property affected by the construction activities required above. Specifically, the
Village Attorney recommends that, “in the event that the construction related to the Subterranean
Garage disturbs any adjacent or nearby property, the Applicant shall restore such property within
30 days to the satisfaction of the Village Building Commissioner. Such deadline may be extended
by the by the Building Commissioner, in his sole discretion, in the event that weather delays or
hinders such restoration.”
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President O’Hara opened the floor for comments.
In response to a question from Trustee Meyer, Mr. Bleck said there would definitely be a one hour fire
rating horizontally and vertically to completely isolated that garage from the residential portions of the
house as this is a code requirement.
In response to a comment from Trustee Markee, Village Engineer Hansen confirmed that Staff has not
seen the final engineering drawing.
Following a comment from Village Administrator Irvin, Mr. Bleck said he would design to the newest
stormwater standards. He said he was going to work with his sump pump on sizing out the lift station, so
he does not know if this could be done and back within two weeks. Mr. Bleck said certainly we can move
forward with the sidewalks and parkway, if there are no issues, but he do not know if he can get the final
drawings back within two weeks.
Following a question from Village Administrator Irvin, Trustee Markee said it would be nice to see the
final drawings because she thinks the Board have concerns about the possible stormwater issues. She
thinks if we are going to approve the ordinance, even at second reading, it would be nice to have the final
plans.
Trustee Dewart said he thinks the final drawings are imperative and he would be reluctant to vote in favor
without having the final engineering plans. Trustee Dewart said it is important to balance the homeowner’s
rights to be able to build what she wants, but at the same time, he thinks it is important that the Village
ensure nothing is built that could be detrimental to the community, and he would want to see all of the
variables narrowed down.
Mr. Bleck said although it seems to be headed in the right direction, he thinks given the sensitivity of the
Board’s discussion, he is particularly sensitive to the issues identified by the Board. A discussion
followed.
In response to a question from Trustee Markee, Mr. McCormack said he thinks the final landscape plan
will be available for second reading of the ordinance.
In response to a question from Trustee Towle, Mr. McCormack said we are completely agreeable with
Staff’s recommended conditions to the special use permit.
Village Administrator Irvin said there are two additional issues that may need to be considered (1) a license
agreement because it is likely the landscaping will protrude into the extremely large right-of-way in close
proximity to East Prospect Avenue; and (2) how the Village might mitigate any future issues or criticisms
for allowing such a project to take place or move forward.
In response to a question from Village Administrator Irvin, Village Attorney Friedman said obviously the
unconditional agreement of consent runs between the Village and the Applicant, but it does indemnify the
Village. Also the Village has immunity from lawsuit or liability with regard to permits issues, so the
Village not only have the statutory immunity but also the unconditional agreement and consent. He said
there is no guarantee that somebody may not threaten the Village or commence litigation but the Village
have a lot of protection against actual liability.
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In response to a question and concerns from President O’Hara, Village Attorney Friedman said the
unconditional agreement and consent is with the applicant, it does not run with the property. He said it
would be difficult to make that run with the property because obviously a future owner is not the one who
applied for and received the special use. He said regardless of whether the applicant sells the property the
indemnification to the Village remains, regardless of whether the applicant owns the property.
In response to questions from Trustee Dewart, Village Attorney Friedman said the SUP runs with the
property because that is a structure that has been built on the property, so that obviously once we give
zoning relief that allows a structure to be built, then the right to maintain that structure pursuant to the
relief goes from property owner to property owner. Village Attorney Friedman said everything about the
SUP runs with the land and the actual unconditional agreement and consent is an exhibit between the
Village and the applicant.
Trustee Dewart asked if there is any want to tie that indemnification to the property as opposed to the
individual. This would perpetuate itself if the owner sells the property and the indemnification to the
Village would follow the new owner as opposed to leaving the Village sitting flat. Village Attorney
Friedman said he thinks there is an issue there because we would not have anything in writing between
the Village and the new owner, we have something in writing between the Village and the applicant in
regard to the indemnification. The Village will never be flat because we always retain our immunity from
liability but he would have to think some more about whether or not the Village could make an
indemnification run with the property.
Trustee Meyer shared another observation regarding indemnity from his legal point of view. The
indemnity only has the value of the credit worthiness of the person who gives it and this is another
important thing to consider. He said that he does understand about sovereign immunity because it can be
defeated. He is not crazy about this thing but he would like to see the final plans because he has concern
with the drainage issues and life safety issues. Trustee Meyer said he certainly want people to have their
property rights to be able to execute on their houses as they would really like to, but balanced that against
issues important to the community such as life safety and the drainage.
President O’Hara expressed her concern regarding the ongoing discussions associated with a previously
approved Boardman Court project which has caused drainage issues for that area. As a result the Village
and current homeowners are possibly looking at significant cost to rectify the issue. President O’Hara said
she would like to have the Village liability and indemnity as limited as possible prior to granted these type
of SUPs. A discussion followed.
In response to a question from Trustee Markee, Mr. McCormack said his client is very committed to this
plan and she knows what she wants. He have tried to sell her or a few other ideas such as a lift within the
garage downing to the basement level and not dig out the driveway, but she just does not want to do that.
She loves the look of this design and is completely invested in it and she cannot be dissuaded.
In response to a question from Trustee Meyer, Mr. McCormack said it is not impossible to have a tandem
garage at grade level but it would require using a lot of space. The house currently has a screen porch and
garage at that main level that she wanted to turn into an office and have living space above the garage.
Mr. Bleck said it would be helpful to know the mood of the Board at this point rather than just postponing,
especially if the Board is really against it, as opposed to spending additional time to do more work that
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still may not get first reading approval. He said it seems more of the concerns are technical questions that
certainly will be satisfied from his view, it is really a matter of the Board philosophy of should this project
happen.
Following an intensive discussion, the previously motion was amended by Trustee Dewart to defer first
reading of the ordinance until the September 28 regular meeting. Trustee Meyer seconded the motion. A
discussion ensued.
Trustee Towle asked if there is a drawback to vote on first reading knowing there is more information
forthcoming.
Trustee Dewart said he feels the concerns that have been identified are very serious and significant to the
Village. He was initially prepared to vote in the affirmative on first reading but he thinks that by deferring
the matter until September 28, that both the architecture and engineering will be prepared to provide the
Village with complete information. Also this action will send a strong signal to the client the Board takes
these proposed changes and concerns very seriously here in the Village, and gives a strong signal to the
community that the Board choose to protect the community of Lake Bluff.
Trustee Meyer said he has the strong impression that this design is at least somewhat, if not in large part,
against the recommendation of the architect whom has suggested other alternatives. He said consideration
it for a three car subterranean garage, when the architect has admitted that there is a solution that is at
level, and will avoid all of these problems that were raised in the discussion. But the reason for the
subterranean garage solution is to preserve an office space. Trustee Meyer said that admission is really
raising a lot of questions, on his part whether this really is something that we ought to support at all, given
the life safety and the drainage questions that have been raised. He said there is an alternative at grade
that is viable but the factor here is an office. If the discussions are in about the necessity of the subterranean
garage, so there is space to accommodate and office on the first floor, he is wondering whether this should
be considerate based of all the concerns expressed by the Board.
As there were no further comments from the Board, the motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(0)

Ankenman, Charlot, Dewart, Markee, Meyer and Towle

Village Administrator Irvin asked if there were any comments from the public, there were no raised hands.
In response to a question from Village Attorney Friedman, President O’Hara said her thinks the sentiment
from the Boards is to consider Agenda Items #12 and #13 at the September 28 Board meeting. There was
no objections from the Board.
15. ITEM #14 – TRUSTEE’S REPORT
There was no Trustee’s report.
16. ITEM #15 – EXECUTIVE SESSION
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VILLAGE OF LAKE BLUFF
BOARD OF TRUSTEES
VIRTUAL MEETING
SEPTEMBER 28, 2020
DRAFT MINUTES
1. CALL TO ORDER AND ROLL CALL
Village President O’Hara called the meeting to order at 7:00 p.m. and Village Clerk Megan Michael called
the roll.
The following were present:
Village President:

Kathleen O’Hara

Trustees:

Barbara Ankenman
Regis Charlot
Mark Dewart
Joy Markee
William Meyer
Aaron Towle

Also Present:

Megan Michael, Village Clerk
Peter Friedman, Village Attorney (VA)
Drew Irvin, Village Administrator
Bettina O’Connell, Finance Director
Jeff Hansen, Village Engineer (VE)
David Graf, Fire Chief
Mike Croak, Building Codes Supervisor (BCS)
Glen Cole, Assistant to the Village Administrator (ATVA)

President O’Hara said 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 Village Hall 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 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. She further stated Members of the public may view and
participate in the meeting via online lakebluff.org/VirtualMeeting or Dial-in: (312) 626-6799. (Enter
meeting ID 884 1619 0394) Press # when prompted for a Participant ID. Additional instructions are
available in the agenda packet immediately following the agenda. Also, the meeting will be live-streamed
at lakebluff.org/Channel19, broadcast live on Comcast Channel 19 and once available, a recording of the
meeting will be posted on the Village website and periodically rebroadcast on Channel 19.
2. PLEDGE OF ALLEGIANCE
President O’Hara led the Pledge of Allegiance.
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President O’Hara reported this zoning relief (if granted) would allow Prairie Espresso 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 Petitioner has indicated that they would operate the pedestrian alley
only seasonally following their expansion. President O’Hara further reported allowing the expansion
would require approval of a special use permit and parking variations and would take the form of an
amendment to Ord. 2020-13, which governs the various special uses and variations on the property
(including Prairie Espresso). At the conclusion of its public hearing on September 16 to consider the
application, the Joint Plan Commission and Zoning Board of Appeals (PCZBA) unanimously
recommended the Village Board approve the requested relief with the condition that the hours of operation
be limited such that:
•
•
•

The Walkway Restaurant continues to close at 10 p.m. daily.
Except on Saturday, the Restaurant may operate only between 7 a.m. to 11 p.m.
On Saturday, the Restaurant may operate only between 7 a.m. and midnight.

In addition, President O’Hara reported the other conditions applicable to Prairie Espresso today (such as
the requirement that employees park in the train station parking lot) would continue to apply. Members of
the PCZBA emphasized various concerns expressed in testimony regarding parking in the Central
Business District.
As there were no comments or questions from the Board or Public, Trustee Dewart moved to approve first
reading of the ordinance. Trustee Charlot seconded the motion. The motion passed on the following roll
call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(0)

Ankenman, Charlot, Dewart, Markee, Meyer and Towle

President O’Hara moved to take Agenda Item #16 and #17. There were no objections from the Board.
15. ITEMS #16 – AN ORDINANCE AMENDING THE LAKE BLUFF ZONING REGULATIONS
RELATING TO SUBTERRANEAN GARAGES
AND
16. ITEM #17 – AN ORDINANCE GRANTING A SPECIAL USE PERMIT FOR THE PROPERTY
LOCATED AT 541 EAST PROSPECT AVENUE TO PERMIT THE CONSTRUCTION OF A
SUBTERRAEAN GARAGE
President O’Hara introduced both agenda items and requested as update from Staff.
Village Administrator Irvin said earlier today Jamie Sickles, Agenda Item #17 Petitioner, decided to
withdraw her application for a special use permit to construct a subterranean garage at 541 East Prospect
Avenue. He added that Agenda Item #16 received first reading approval at the August 24 meeting and
given the concerns, the Board may desire to defer the text amendment back to the PCZBA to consider
whether or not to allow subterranean garages or reassess the conditions. A discussion followed.
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Following a procedural comment from Village Attorney Friedman, Trustee Meyer made a motion to deny
second reading approval and defer the matter back to the PCZBA. Trustee Charlot seconded the motion.
The motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(0)

Charlot, Dewart, Markee, Meyer, Towle and Ankenman

17. ITEM #14 – AN ORDINANCE AMENDING TITLTE 3 OF THE VILLAGE OF LAKE BLUFF
MUNICIPAL CODE AND THE COMPREHENSIVE FEE SCHEDULE CONCERING LIQUOR
LICENSES
President O’Hara reported this is the second of two Board items related to a pending zoning relief
application filed by Prairie Perspective, LLC (d/b/a Prairie Espresso). The attached Ordinance,
recommended by the Liquor Commissioner, proposes the following changes to the Village’s liquor
regulations:
•
•

Expands Prairie Espresso’s Class U license into their new tenant space, and increases the fee
associated with a Class U license accordingly.
Expands Inovasi Restaurant, LLC’s off-premises retail sales license to include liquor in addition
to wine and beer.

As there were no questions, Trustee Markee moved to approve first reading of the ordinance. Trustee
Towle seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nays:
Absent:

(6)
(0)
(0)

Dewart, Markee, Meyer, Towle, Ankenman and Charlot

18. ITEM #15 – AN ORDINANCE GRANTING A SPECIAL USE PERMIT, SITE PLAN
APPROVAL, AND VARIATIONS FOR AN AUTOMOBILE DEALERSHIP (Imperial Motors –
39 -47 Sherwood Terrace)
President O’Hara reported 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. In total, this application requires site plan
review; a special use permit for a new automobiles dealership; and variations concerning the location of
parking and loading zones. She further reported the Architectural Board of Review (ABR) reviewed the
proposed site plan on March 3, 2020 and recommended approval subject to the following conditions:
•
•
•
•

Install the strip windows on the west side elevation with a sun shade over the windows.
Maintain the exterior lighting at a color temperature of 4,000 degrees Kelvin.
Combine the entry and welcome sign with the directional sign at the entrance from Route 41.
Revise the garbage enclosure to horizontal cedar painted or stained to match the building.
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