VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, November 18, 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 October 21, 2020 PCZBA Regular Meeting Minutes
4. Public Hearing – 926 North Shore Drive – Special Use Permit for Dog Training Business
The Petitioner seeks a special use permit to authorize the operation of a dog training business at the subject property, as well as any
other zoning relief required to fully grant the petition and operate the business. (PCZBA May Recommend to Village Board)

5. Workshop - 500 Arden Shore Road to discuss a possible two lot residential subdivision adjacent to Lake Michigan.
(No Final Action)

6. Public Hearing - 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)

7. Staff Report
8. Commissioner’s Report
9. 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
OCTOBER 21, 2020
DRAFT MINUTES
1. Call to Order & Roll Call
Chair Peters called to order the virtual meeting of the Joint Plan Commission and Zoning Board of Appeals
(PCZBA) of the Village of Lake Bluff on Wednesday, October 21, 2020, at 7:00 p.m.
The following members were present:
Members:

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

Also Present: Ben Schuster, Village Attorney (VA)
Glen Cole, Assistant to the Village Administrator (AVA)
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 September 16, 2020 PCZBA Regular Meeting Minutes
Member Russell offered several corrections.
Member Miller moved to adopt the September 16, 2020 PCZBA Regular Meeting Minutes as amended.
Member Murray seconded the motion. The motion passed on a unanimous voice vote.
4. A Public Hearing Regarding Subterranean Garages and Spaces
AVA Cole presented an overview of the agenda item. He gave an overview of the PCZBA’s
recommendation regarding 541 E. Prospect Avenue. The special use permit for that proposed subterranean
garage was to be built according to the text amendment recommended by the PCZBA, which removed a
requirement that underground garages not be visible from the front or corner lot side yard. The Applicant
withdrew her application, and the text amendment was denied and referred back to the PCZBA for further
review. AVA Cole said that the PCZBA may prohibit them entirely, allow them entirely, or recommend
that the Village Board to take no action. He said that the draft text amendment circulated to the PCZBA
was based on the PCZBA’s discussions regarding 541 E. Prospect Ave. and would:
• Delete all treatment of subterranean garages as a special use.
• Prohibit subterranean garages in the R-1 through R-5 districts.
• Not regulate (permit) underground garages in the E-1, E-2, and C-E districts.
• Not regulate (permit) underground garages for multi-family, commercial, or industrial uses.

Joint Plan Commission & Zoning Board of Appeals
Regular Meeting Minutes – October 21, 2020

He said further that the ordinance would clarify that basements and underground garages must follow
setback requirements.
A member of the public, Elizabeth Jensen from 503 Maple Avenue, shared her concerns at the 541 E.
Prospect Avenue meeting. She expressed her support for the draft ordinance. She believes subterranean
garages should be prohibited in the Village due to flooding, unattractiveness, and safety concerns, but she
believes subterranean garages are viable in multi-family and commercial uses and should be prohibited
from single-family dwellings.
AVA Cole displayed the Village’s zoning map and offered that subterranean garages may be located only
in residential districts with certain exceptions. For example, Tangley Oaks is zoned as a C-E district, but
may be limited by the HOA’s covenants from building subterranean garages.
A discussion followed.
Member Burns said that since subterranean garages will be impacted by bulk, discussions regarding bulk
are the only consideration the PCZBA may have due to their purview. He said the other issues related to
this are engineering issues and safety precautions within the building code, however, they are outside of
zoning considerations. He also pointed out that, in his view, appearance is not a zoning consideration.
Member Murray said he supports recommending to the Village that subterranean garages be permitted, but
his concern is that large-scale subterranean structures impact ground water flow and storm water
abatement. He said that the PCZBA should take appropriate steps to ensure that residents with neighbors
who have subterranean garages will be protected.
Based on a request by Member Russell, VA Schuster said there is a policy consideration as to the balance
between aesthetic considerations and the right to use one’s property as they see fit. He said that
architectural and zoning considerations do have an impact on the surrounding community.
Member Burns asked to what extent the PCZBA can control the impacts developments may have on
neighbors. VA Schuster said that it may be both in the building code as well as in the responsibility of the
PCZBA. However, as time goes on, the PCZBA may change regulations as land uses and environmental
impacts change. AVA Cole added that subterranean garages may be subject to the current design standards
of the 100 year storm.
In response to a question from Member Rider, AVA Cole said the subterranean garage regulations in other
communities studied are permitted by right.
Member Russell said that he is supportive of regulations against subterranean garages. He finds them
unattractive and problematic to the homeowners as the sloped driveway drains down to the basement. He
also finds them unsafe due to the 6 to 8 foot wall that approaches the garage door, which is dangerous for
the younger population.
In response to a question from Member Burns, Member Russell said he would not object to prohibiting
subterranean structures entirely, but the chances of them impacting a neighbor in the estate zones is lower
than impacting neighbors in the higher density zones. Member Burns also said that regarding collecting
water, subterranean garages do not have a higher level of water retention compared to a regular basement.
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In response to a question from Member Murray, Member Russell said that in the higher density zoning
districts, basements keep the water table down below the basement level. He said if the floor area penalty
for subterranean garages is omitted, then there will not be that dramatic of an increase in subterranean
garages. He believes the majority of the community would think they are unattractive and should not be
allowed in higher density districts where the houses are easily seen from the street.
Member Danly asked if there is a way for the PCZBA to build upon the engineers’ knowledge to
understand the issues pertaining to subterranean garages and rely on their information. This is a concern she
has with the Village and believes the PCZBA should rely on them for a report.
Member Miller said the homeowner should have the right to do what they want with their property within
reason and as long as it does not adversely affect the properties and neighbors around them. He said the
easiest thing to do is prohibit subterranean garages, but he does not agree with that entirely given his belief
that the homeowner has some right to do what they want with their property. Member Miller said that the
PCZBA is in a position to accept or deny property owners from building subterranean garages. Member
Miller said the location of the subterranean garage door is unnecessary, but believes there should be two
engineers’ perspectives on this matter due to water issues.
Member Russell said that three out of the six subterranean garages have flooded in the Village. While they
are built with the best intentions by architects and engineers, they are problematic. In response to Member
Russell’s comment, Member Miller believes it to be the responsibility and right by the homeowner to build
what they want on their property.
VA Schuster does not suggest requiring that neighbor consent to a property owner’s proposal. A special use
permit could be the mechanism to allow for public comment including by neighbors. As for the condition
on the independent engineering study, it is permissible for Village to conduct an independent study. AVA
Cole said the Village is involved in an engineering review process under the supervision of the Village
Engineer to make sure that developers meet the standards in the watershed development standards. In
response to a question from Member Russell, AVA Cole said the Village prepared a summary of nearby
floor area ratio regulations during a 2017 Ad Hoc Committee meeting. AVA Cole said that most
neighboring communities have rules to prorate underground garages.
Member Rider noted that the previous Village Board struck a balance in the conditions regarding
subterranean garages. She believes that as long as improvements on your home does not infringe on
neighbors, subterranean garages should be permitted.
Chair Peters said that there is no compelling reason to allow them as the property rights do not supersede
the impacts on aesthetics, water, or neighbors. He does not believe they should be incentivized or
encouraged and does not believe they follow good policy. He said the ordinance has worked well in the
past 15 years, however. It has not had many issues, so he is not advocating for many changes to the
ordinance, other than keeping it restrictive.
Member Miller proposed to make a motion to accept the text amendment as written to prohibit
underground garages. In response to a question from Member Burns, Member Miller asked for the text
amendment to prohibit subterranean garages everywhere except for the estate district. Member Russell
seconded the motion.
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The motion to prohibit underground garages in the residential districts did not pass on the following roll
call vote:
Ayes:
Nays:
Absent:

(3)
(4)
(0)

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

Member Murray made a motion to recommend a text amendment to the Village Board that requires a
special use permit in the residential districts and for the PCZBA to work with the Village to provide
protections with items talked about, such as water issues and aesthetics.
VA Schuster recommended for this motion to continue to the next PCZBA meeting date and for the
PCZBA to come prepared with ideas, so the PCZBA can have a motion in the next meeting on what they
would like to approve.
Member Murray amended his motion for the Village staff to prepare options around special use permits
that would allow underground garages in the residential districts based on the issues discussed.
VA Schuster recommended that a formal vote is not needed to give staff direction, but that a motion to
continue the hearing to the next meeting is needed.
Member Burns said that the PCZBA wants to develop regulations and specific conditions. He does not
think subterranean garages require a special use permit and said it is in the PCZBA’s purview to
recommend how to build the subterranean garages. Member Murray agreed that the special use permit
should be omitted. Member Murray requested from Village staff to provide tools that are available to the
PCZBA to make their decision.
In response to a question from Member Danly, VA Schuster said a motion to continue to the next meeting
can be made. To make a motion to keep things the way they are, the PCZBA would adopt a motion to
recommend the Village Board not adopt a text amendment.
VA Schuster said the motion on the floor is for the PCZBA to continue this discussion during their next
meeting date, November 18th, 2020. The motion, being duly made and seconded, passed on the following
roll call vote:
Ayes:
Nays:
Absent:

(7)
(0)
(0)

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

5. Staff Report
There was no staff report.
6. Commissioner’s Report
There was no commissioner’s report.
7. Adjournment
As there was no further business to come before the PCZBA, Member Murray moved to adjourn the
meeting. Member Miller seconded the motion. The meeting adjourned at 8:27 p.m.
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Respectfully submitted,

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

TO:

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

FROM:

Glen Cole, AICP
Samantha Lenoch

DATE:

November 13, 2020

SUBJECT:

Agenda Item #4 – 926 North Shore Drive (Two Paws Up Dog Training)

Assistant to the Village Administrator
Administrative Intern

Applicant Information:
(jointly, “Applicant”)

Two Paws Up Dog Training, Inc.

Purpose:

To allow a dog training business
to operate in the L-1 Light Industry District.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use Regulations:

Section 10-4-2
Section 10-13-3

November 3, 2020
November 3, 2020

(Special Use Permits)
(Zoning Use Table)

Summary and Background Information
On October 22, 2020, the Village of Lake Bluff received a zoning relief application from Two Paws Up
Dog Training, Inc. (“Applicant”) to allow a dog training business to operate in the L-1 Light Industry
District. The Applicant received a previous special use permit for the same purpose in September 2019
for a neighboring location at 968 North Shore Drive (Ordinance 2019-23, attached). Dog training services
from both locations will be combined at 926 North Shore Drive. A new special use permit at this location
is required to authorize their business to open.
If the PCZBA would recommend the Village Board approve the special use permit, Staff recommends
imposing one condition of approval:
1. No Outdoor Activities: Consistent with the prior special use permits for the Applicant and
similar businesses, the Business should be prohibited from installing or maintaining outdoor
kennels, runs, or other facilities for animals outside of the building. This condition is also shown
in the draft ordinance.
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Standards for Special Use Permits
In considering this request, the Municipal Code identifies the following standards:
3. Standards For Special Use Permits: No special use permit shall be granted pursuant
to this subsection unless the applicant shall have established each of the following
standards:
a. General Standard: The proposed use will not have a substantial or undue
adverse effect upon adjacent property, the character of the area, or the public health,
safety, and general welfare.
b. No Interference With Surrounding Development: The proposed use will be
constructed, arranged, and operated so as not to dominate the immediate vicinity or
to interfere with the use and development of neighboring property in accordance
with the applicable district regulations.
c. Adequate Public Facilities: The proposed use will be served adequately by
essential public facilities and services such as streets, public utilities, drainage
structures, police and fire protection, refuse disposal, parks, libraries, and schools,
or the applicant shall provide adequately for such services as a condition of being
granted a special use permit under this section.
d. No Traffic Congestion: The proposed use will not cause undue traffic or traffic
congestion.
e. No Destruction Of Significant Features: The proposed use will not result in
the destruction, loss, or damage of natural, scenic or historic features of significant
importance.
f. Compliance With Standards: The proposed use will comply with all additional
standards imposed on it by the particular provision of this title authorizing such use.
g. Title Purposes: The proposed use will be in harmony with the general and
specific purposes for which this title and the regulations of the district in question
were enacted.
In addition to determining if the Applicant meets the above standards, the PCZBA should consider what,
if any, such protective conditions are necessary and appropriate for the subject Special Use Permit.
Specifically, the PCZBA is empowered to recommend that the Village Board impose:
[…] Such protective restrictions and conditions concerning use, construction, character,
location, landscaping, screening, off street parking, health and safety standards, minimum
area and dimension requirements, and other matters relating to the purposes and objectives
of this title upon the premises benefited by a special use permit as may be necessary or
appropriate to prevent or minimize adverse effects upon other property and improvements
in the vicinity of the subject property or upon public facilities and services.
PCZBA Authority
The PCZBA has the authority to recommend that the Village Board approve, approve with conditions, or
deny the Special Use Permit.
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Recommendation
The Petitioners have provided statements addressing the relevant standards for relief in the attached
application. The PCZBA should consider if the Petitioners’ statements and submitted materials satisfy the
established standards. After commencing the public hearing on the proposed special use permit, the
PCZBA should take one of the following actions:
•

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

•

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

Attachments
• A copy of the Petitioners’ application with supporting documentation.
• Draft special use permit ordinance.
• Ordinance 2019-23, a special use permit ordinance for Two Paws Up Dog Training, Inc. at 968
North Shore Drive.
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ORDINANCE NO. 2020-__

AN ORDINANCE GRANTING A SPECIAL USE PERMIT
TO TWO PAWS UP DOG TRAINING, INC.
TO OPERATE A DOG TRAINING BUSINESS
IN THE VILLAGE’S L-1 LIGHT INDUSTRY ZONING DISTRICT
(926 North Shore Drive)

Passed by the Board of Trustees, November __, 2020
Printed and Published, November __, 2020

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

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

Village Clerk

ORDINANCE NO. 2020-__
AN ORDINANCE GRANTING A SPECIAL USE PERMIT
TO TWO PAWS UP DOG TRAINING, INC.
TO OPERATE A DOG TRAINING BUSINESS
IN THE VILLAGE’S L-1 LIGHT INDUSTRY ZONING DISTRICT
(926 North Shore Drive)
WHEREAS, Two Paws Up Dog Training, Inc. (“Applicant”) desires to operate a
business providing dog training services ("Business") in the building (“Building”) on the
property located at 926 North Shore Drive, within the Village's "L-1" Light Industry District (“L-1
District”), which property is legally described in Exhibit A to this Ordinance (“Subject
Property”); and
WHEREAS, “dog daycare, boarding, grooming, and training” is permitted in the
L-1 District only with a special use permit; and
WHEREAS, Applicant has been previously authorized by Ordinance 2019-23 to
operate a dog training services business in the Village’s L-1 Light Industry Zoning District at 968
North Shore Drive; and
WHEREAS, the Applicant has now requested approval of a special use permit to
allow the operation of the Business at the Subject Property ("Special Use Permit”); and
WHEREAS, a public notice describing the Applicant’s application for the Special
Use Permit was duly advertised on or before November 3, 2020 in the Lake County News-Sun,
and the Joint Plan Commission and Zoning Board of Appeals (“PCZBA”) held a public hearing
on November 18, 2020, for the purpose of considering the Special Use Permit; and
WHEREAS, at the close of the public hearing on November 18, 2020, the
PCZBA recommended that the Village Board grant the Special Use Permit; and
WHEREAS, the Board of Trustees has determined that it would be in the best
interest of the Village to approve the Special Use Permit in accordance with, and subject to, the
conditions, restrictions, and provisions of this Ordinance; and
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

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

Public Hearing.

A public hearing to consider the application for the Special Use Permit was duly
advertised on or before November 3, 2020, in the Lake County News-Sun, and was
commenced and completed by the PCZBA on November 18, 2020, on which date the PCZBA
recommended that the Board of Trustees approve the Special Use Permit subject to the
conditions set forth in Section 4 of this Ordinance.
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Section 3.

Special Use Permit Approval.

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

Conditions.

The approvals granted in Section 3 of this Ordinance are hereby expressly
subject to and contingent on each of the following conditions, restrictions, and provisions:
A.
Compliance with Application. The Business and the Subject Property
must be constructed, used, and maintained in substantial accordance with the Applicant’s
October 22, 2020 Zoning Application and accompanying documents attached to this Ordinance
as Exhibit B.
B.
Compliance with Applicable Law. In addition to the other specific
requirements of this Ordinance, the Business, the Subject Property, and all operations
conducted thereon and therein must comply at all times with all applicable federal, state, and
Village statutes, ordinances, resolutions, rules, codes, and regulations, including without
limitation this Ordinance.
C.
Outside Activities Prohibited. The Applicant may not install or maintain
kennels, runs, or other facilities for animals outside of the building on the Subject Property.
Section 5.

Failure To Comply With Conditions.

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

Binding Effect.

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

Effective Date.

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

i.

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

ii.

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

iii.

The filing by the Applicant with the Village Clerk, for recording in the
Office of the Lake County Recorder of Deeds, of an unconditional
agreement and consent to accept and abide by each and all of the terms,
conditions, and limitations set forth in this Ordinance. The unconditional
2

agreement and consent must be executed by the Applicant. The
unconditional agreement and consent must be substantially in the form
attached hereto and incorporated herein as Exhibit C.
B.
In the event that the Applicant does not file with the Village Clerk the
unconditional agreement and consent required by Paragraph 7.A(iii) of this Ordinance within 60
days after the date of final passage of this Ordinance, the Board of Trustees of Trustees will
have the right, in their sole discretion, to declare this Ordinance null and void and of no force or
effect.
PASSED this __rd 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 __rd day of November, 2020.

Village President
ATTEST:

Village Clerk

FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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Exhibit A
Description of Subject Property
Legal Description:
LOT 20 OF UNIT TWO NORTH SHORE INDUSTRIAL AND RESEARCH CENTRE
ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NO. 1416589 ON
APRIL 7, 1969, IN THE SOUTH EAST 1/4 OF SECTION 19, TOWNSHIP 44 NORTH, RANGE
12 EAST OF THE 3RD PRINCIPAL MERIDIAN, VILLAGE OF LAKE BLUFF, LAKE COUNTY,
ILLINOIS.
PIN:

12-19-401-020

Commonly known as 926 North Shore Drive, Lake Bluff, IL

Exhibit B
Zoning Application

Exhibit C
Applicant’s Unconditional Agreement and Consent
TO:

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

WHEREAS, Two Paws Up Dog Training, Inc. (“Applicant”) desires to operate a
business providing dog training services ("Business") in the building (“Building”) on the
property located at 926 North Shore Drive, within the Village's "L-1" Light Industry District (“L-1
District”), which property is legally described in Exhibit A (“Subject Property”); and,
WHEREAS, the Applicant has requested approval of a special use permit to
authorize the operation of the Business on the Subject Property (the "Special Use Permit");
and,
WHEREAS, Ordinance No. 2020-__, adopted by the President and Board of
Trustees of the Village of Lake Bluff on November __, 2020, (“Ordinance”) grants the requested
Special Use Permit for the Business and the Subject Property, subject to certain modifications,
conditions, restrictions, and provisions; and,
WHEREAS, Subsection 7.B of the Ordinance provides, among other things, that
the Ordinance will be of no force or effect unless and until the Applicant files with the Village
Clerk, within 60 days following the passage of the Ordinance, its unconditional agreement and
consent to accept and abide by each of the terms, conditions and limitations set forth in said
Ordinance.
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and
abide by all of the terms, conditions, restrictions, and provisions of the Ordinance.
2.
The Applicant acknowledges that public notices and hearings have been
properly given and held with respect to the adoption of the Zoning Amendment and the
Ordinance, has considered the possibility of the revocation provided for in the Ordinance, and
agrees not to challenge any such revocation on the grounds of any procedural infirmity or a
denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will
not be, in any way, liable for any damages or injuries that may be sustained as a result of the
Village’s issuance of any permits for the use of the Business and the Subject Property,
including, without limitation, the special use permits approved in the Ordinance, and that the
Village’s issuance of any such permits or approvals does not, and will not, in any way, be
deemed to insure the Applicant against damage or injury of any kind and at any time.
4.
The Applicant agrees to and does hereby hold harmless and indemnify
the Village, the Village’s corporate authorities, and all Village elected and appointed officials,
officers, employees, agents, representatives, and attorneys, from any and all claims that may, at
any time, be asserted against any of such parties in connection with the operation and use of
the Business or the Subject Property, or the Village’s adoption of the Zoning Amendment and
the Ordinance.

Dated: ____________, 2020.
ATTEST:

TWO PAWS UP DOG TRAINING, INC.

By:

By:

Its:

Its:

VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

September 13, 2019

SUBJECT:

Agenda Item #6 – 968 North Shore Drive (Two Paws Up Dog Training)

Applicant Information:
(jointly, “Applicant”)

Two Paws Up Dog Training, Inc.

Purpose:

To allow a dog training business
to operate in the L-1 Light Industry District.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use Regulations:

Section 10-4-2 (Special Use Permits)
Section 10-13-3 (Zoning Use Table)

September 4, 2019
September 3, 2019

Summary and Background Information
On August 23, 2019, the Village of Lake Bluff received a zoning relief application from Two Paws Up
Dog Training, Inc. (“Applicant”) to allow a dog training business to operate in the L-1 Light Industry
District. The Applicant’s Business would be a sublease from Forest Bluff Animal Hospital and located
in part of the space authorized for use as a veterinary hospital, dog day care, kennel, boarding,
grooming, and training business under Forest Bluff’s special use permit (Ordinance 2018-13, attached).
However, Forest Bluff’s special use permit is not transferable and cannot be used by Two Paws Up to
authorize this use. A new special use permit is required to authorize their business to open.
If the PCZBA would recommend the Village Board approve the special use permit, Staff recommends
imposing two conditions:
1. Forest Bluff Employee Parking Lot Access: Ordinance 2018-13 requires that “the Applicant
shall provide an entrance on the north side of the Building for Applicant’s employees to have
ingress and egress between the Business and the employee parking lot on the north side of the
Subject Property.”

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

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

•

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

Attachments
• A copy of the Petitioners’ application with supporting documentation.
• Draft special use permit ordinance.
• Ordinance 2018-13, a special use permit for Forest Bluff Animal Hospital.
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ORDINANCE NO. 2019-__

AN ORDINANCE GRANTING A SPECIAL USE PERMIT
TO TWO PAWS UP DOG TRAINING, INC.
TO OPERATE A DOG TRAINING BUSINESS
IN THE VILLAGE’S L-1 LIGHT INDUSTRY ZONING DISTRICT
(968 North Shore Drive)

Passed by the Board of Trustees, September __, 2019
Printed and Published, September __, 2019

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

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

Village Clerk

ORDINANCE NO. 2019-__
AN ORDINANCE GRANTING A SPECIAL USE PERMIT
TO TWO PAWS UP DOG TRAINING, INC.
TO OPERATE A DOG TRAINING BUSINESS
IN THE VILLAGE’S L-1 LIGHT INDUSTRY ZONING DISTRICT
(968 North Shore Drive)
WHEREAS, Two Paws Up Dog Training, Inc. (“Applicant”) desires to operate a
business providing dog training services ("Business") in the building (“Building”) on the
property located at 968 North Shore Drive, within the Village's "L-1" Light Industry District (“L-1
District”), which property is legally described in Exhibit A to this Ordinance (“Subject
Property”); and
WHEREAS, “dog daycare, boarding, grooming, and training” is permitted in the
L-1 District only with a special use permit; and
WHEREAS, the Applicant has requested approval of a special use permit to
allow the operation of the Business at the Subject Property ("Special Use Permit”); and
WHEREAS, a public notice describing the Applicant’s application for the Special
Use Permit was duly advertised on or before September 4, 2019 in the Lake County News-Sun,
and the Joint Plan Commission and Zoning Board of Appeals (“PCZBA”) held a public hearing
on September 18, 2019, for the purpose of considering the Special Use Permit; and
WHEREAS, at the close of the public hearing on September 18, 2019, the
PCZBA recommended that the Village Board grant the Special Use Permit; and
WHEREAS, the Board of Trustees has determined that it would be in the best
interest of the Village to approve the Special Use Permit in accordance with, and subject to, the
conditions, restrictions, and provisions of this Ordinance.
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

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

Public Hearing.

A public hearing to consider the application for the Special Use Permit was duly
advertised on or before September 4, 2019, in the Lake County News-Sun, and was
commenced and completed by the PCZBA on September 18, 2019, on which date the PCZBA
recommended that the Board of Trustees approve the Special Use Permit subject to the
conditions set forth in Section 4 of this Ordinance.
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Section 3.

Special Use Permit Approval.

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

Conditions.

The approvals granted in Section 3 of this Ordinance are hereby expressly
subject to and contingent on each of the following conditions, restrictions, and provisions:
A.
Compliance with Application. The Business and the Subject Property
must be constructed, used, and maintained in substantial accordance with the Applicant’s
August 22, 2019 Zoning Application and accompanying documents attached to this Ordinance
as Exhibit B.
B.
Compliance with Applicable Law. In addition to the other specific
requirements of this Ordinance, the Business, the Subject Property, and all operations
conducted thereon and therein must comply at all times with all applicable federal, state, and
Village statutes, ordinances, resolutions, rules, codes, and regulations, including without
limitation this Ordinance.
C.
Rear Ingress/Egress for Employees. The Applicant shall provide an
entrance on the north side of the Building for Applicant’s employees to have ingress and egress
between the Business and the employee parking lot on the north side of the Subject Property.
The Applicant shall maintain this access for employees of Forest Bluff Animal Hospital as
required by Ordinance 2018-13.
D.
Outside Activities Prohibited. The Applicant may not install or maintain
kennels, runs, or other facilities for animals outside of the building on the Subject Property.
Section 5.

Failure To Comply With Conditions.

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

Binding Effect.

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

Effective Date.

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

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

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

iii.

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

B.
In the event that the Applicant does not file with the Village Clerk the
unconditional agreement and consent required by Paragraph 7.A(iii) of this Ordinance within 60
days after the date of final passage of this Ordinance, the Board of Trustees of Trustees will
have the right, in their sole discretion, to declare this Ordinance null and void and of no force or
effect.
PASSED this __rd day of September, 2019, 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 __rd day of September, 2019.

Village President
ATTEST:

Village Clerk

FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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Exhibit A
Description of Subject Property
Legal Description:
LOTS 15 & 16 OF NORTH SHORE INDUSTRIAL AND RESEARCH CENTRE, UNIT 2,
RECORDED AS DOCUMENT NO. 1416589 ON APRIL 7, 1969 AND LYING IN PARTS OF
SECTION 19 & 20, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL
MERIDIAN, IN THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, IL.
PIN:

12-19-401-015

Commonly known as 968 North Shore Drive, Lake Bluff, IL

Exhibit B
Zoning Application

Exhibit C
Applicant’s Unconditional Agreement and Consent
TO:

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

WHEREAS, Two Paws Up Dog Training, Inc. (“Applicant”) desires to operate a
business providing dog training services ("Business") in the building (“Building”) on the
property located at 968 North Shore Drive, within the Village's "L-1" Light Industry District (“L-1
District”), which property is legally described in Exhibit A (“Subject Property”); and,
WHEREAS, the Applicant has requested approval of a special use permit to
authorize the operation of the Business on the Subject Property (the "Special Use Permit");
and,
WHEREAS, Ordinance No. 2019-__, adopted by the President and Board of
Trustees of the Village of Lake Bluff on September __, 2019, (“Ordinance”) grants the
requested Special Use Permit for the Business and the Subject Property, subject to certain
modifications, conditions, restrictions, and provisions; and,
WHEREAS, Subsection 7.B of the Ordinance provides, among other things, that
the Ordinance will be of no force or effect unless and until the Applicant files with the Village
Clerk, within 60 days following the passage of the Ordinance, its unconditional agreement and
consent to accept and abide by each of the terms, conditions and limitations set forth in said
Ordinance.
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and
abide by all of the terms, conditions, restrictions, and provisions of the Ordinance.
2.
The Applicant acknowledges that public notices and hearings have been
properly given and held with respect to the adoption of the Zoning Amendment and the
Ordinance, has considered the possibility of the revocation provided for in the Ordinance, and
agrees not to challenge any such revocation on the grounds of any procedural infirmity or a
denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will
not be, in any way, liable for any damages or injuries that may be sustained as a result of the
Village’s issuance of any permits for the use of the Business and the Subject Property,
including, without limitation, the special use permits approved in the Ordinance, and that the
Village’s issuance of any such permits or approvals does not, and will not, in any way, be
deemed to insure the Applicant against damage or injury of any kind and at any time.
4.
The Applicant agrees to and does hereby hold harmless and indemnify
the Village, the Village’s corporate authorities, and all Village elected and appointed officials,
officers, employees, agents, representatives, and attorneys, from any and all claims that may, at
any time, be asserted against any of such parties in connection with the operation and use of
the Business or the Subject Property, or the Village’s adoption of the Zoning Amendment and
the Ordinance.

Dated: ____________, 2019.
ATTEST:

TWO PAWS UP DOG TRAINING, INC.

By:

By:

Its:

Its:

VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, AICP

DATE:

November 13, 2020

SUBJECT:

Agenda Item #5 – A Workshop for 500 Arden Shore Road

Assistant to the Village Administrator

Introduction, History, and Summary
The Village has received a request to conduct a workshop regarding a proposed two-lot single family
development at 500 Arden Shore Road. This site was formerly the home of Arden Shore Children and Family
Services until approximately 1995. The PCZBA has reviewed a number of redevelopment concepts for this
property, most recently in February 2020. We understand that the attached proposal would:
•

Create a single 7.7 acre lot for development as a single-family estate. As shown in the attached drawings,
the owners contemplate a single principal home and two cottages (accessory dwelling units). The lot
would take access from Shoreacres Drive rather than Arden Shore Road.

•

Allocate approximately 18.3 acres of land (including wetlands) to be owned by Shoreacres Golf Club
and operated as a golf practice facility including a 300-yard driving range.

Goals
By the end of the meeting, we hope to:
•

Provide clear direction regarding future zoning relief applications.

•

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

Regulatory Considerations
Staff notes the following items for consideration by the PCZBA in conducting the workshop:
•

Means of Development. We expect that the Applicant would seek approval of this development as a
typical subdivision and not as a Planned Residential Development.

•

Variations. This property would not have public water, public septic, or access to a public road. These
would require variations from the applicable sections of the zoning and subdivision regulations if
approval is sought as a typical subdivision.

•

Accessory Dwelling Units (ADUs). As shown in the attached plans, the development proposal
contemplates two accessory dwelling units (cottages) being built on the same lot as the principal
residence. The PCZBA is currently considering ADU regulations (attached) that would allow one such
unit to be built as of right, and previously indicated they were not supportive of concepts that would
allow the development of multiple ADUs as part of an estate lot. The PCZBA should discuss this
approach in view of the present proposal.
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•

Density. This site is zoned C-E, Country Estate Residence District. It is the Village’s lowest density
residential district. The Village’s Comprehensive Plan contemplates that this would be developed as a
Planned Residential Development. Under this mechanism, the following densities would apply:
Zoning

Dwelling Units per 100 Acres

Approximate ratio

Proposed*

3.8

1 dwelling per 26 acres

Proposed*

11.5 (including accessory units)

1 dwelling per 8.7 acres

C-E

25

1 dwelling per 4 acres

E-1

67

1 dwelling per 1.5 acres

E-2

100

1 dwelling per 1 acre

R-1

193

1 dwelling per 22,500 square feet (0.5 ac)

R-2

289

1 dwelling per 15,000 square feet (0.34 ac)

R-3

363

1 dwelling per 12,000 square feet (0.25 ac)

*Including 18.34 acres of open space to be used by the Shoreacres Golf Club.
Comprehensive Plan Policies
The following is a summary of the relevant objectives and policies from the Village’s current Comprehensive
Plan that are most relevant or applicable to this proposal:

Objectives

Policies

LU - Land Use
LU1 (Northeast Quadrant) – Promote
orderly redevelopment in a manner
compatible with neighboring land uses. The
proposal would redevelop land in the
quadrant.

LU1-1. Maintain the existing zoning
classifications with the exception of […] the
“parcels south of the Shore Acres Country
Club and north of Lakewood Estates
Subdivision:” pursue redevelopment of the
area as a Planned Residential Development in
a manner compatible with neighboring
residential uses. The proposal concerns the
specified parcels. It would not be a PRD but
would be of a compatible or lesser density than
nearby residential uses.
LU1-5. Extend water and sanitary sewer
services to underserved areas when
appropriate as development or subdivision
takes place. The proposal would not extend water
or sanitary sewer to this area.
LU1-6. Resist the expansion of institutional
uses. The proposal would complete the
conversion of a terminated institutional use
(Arden Shore Child and Family Services) to a
residential use.
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Objectives

Policies

PS - Public Services and Infrastructure
PS1. Maintain the sanitary sewer system
within the Village to ensure the public
health.

PS1-4. Encourage the elimination of septic
systems. The proposal would create new
dwellings relying on septic systems.

PS5. Maintain the street system within the
Village to appropriately service the needs of
the residents.

PS5-7. Discourage the creation of new private
roads. The proposal would create new private
roads. There is no possible connection to public
roads without traversing existing private roads.
Overall, it would tend to reduce the total quantity
of private roads in the Village by reducing the
length of Arden Shores Road used to access
residences.

PS6. Provide public buildings and grounds
to support the efficient delivery of public
services. No land dedications are proposed as
part of the development, nor are any
acquisitions anticipated by the Plan in this
area. Technically, this subdivision creates a
second residential lot that would require a fee
in lieu of land. The Village often defers
payment of this fee until the time that a
building permit is drawn for a new dwelling
unit allowed by the subdivision, which would
not be expected for the golf course lot.
PS7. Maintain and expand the water system
within the Village. The proposal would not
expand the water system within the Village.

(N/A)

PS7-3. Extend the water system to underserved
areas as development or subdivision takes
place. […] The proposal would create new
dwellings relying on private wells.

TR - Transportation
TR3. Provide safe and efficient vehicle
access throughout the Village. The proposal
would advance the elimination of Arden
Shores Road, which would reduce curb cuts
on Sheridan Road and eliminate a redundant
road parallel to an existing road.

TR3-7. Improve emergency vehicle access
throughout the Village. The Fire Department
previously reported that similar proposals would
tend to improve firefighting access.
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Objectives

Policies

PO - Open Space, Parks and Recreation
PO3. Maintain existing open space buffers
utilizing density control, preservation and
conservation techniques to preserve areas
which are ecologically fragile such as
wetlands, floodplains, and ravines. The
proposal would shift the site’s development
away from ecologically fragile wetlands.

PO3-3. Respect and preserve existing
woodlands, prairies, and wetland
environments. The proposal would shift the
site’s development away from ecologically fragile
wetlands.

PO4. Preserve and assist in maintaining the
public parks within the Village.

PO4-1. Retain the recreation space provided
by the Shore Acres Country Club. The proposal
would provide additional land and amenities for
the Shore Acres Country Club.

ER - Environmental Resources
ER1. Preserve, maintain, and upgrade the
Village’s natural resources including: the
lake front, the ravines, and the open spaces
found in the Village. Since purchased for
residential development, the owner has made
substantial investments in bluff protection.

(N/A)

ER2. Maintain, protect, and replace as
needed public trees in the Village; encourage
property owners to maintain, protect, and
replace as needed trees within the Village.
The proposed plans depict the removal of at
least some trees within the proposed driving
range. Any removals would be subject to the
Village’s tree regulations (Chapter 11 of the
Zoning Regulations).

(N/A)

Attachments
•
•
•

Workshop submissions.
September 2020 PCZBA memorandum regarding Accessory Dwelling Units
Excerpt from September 2020 PCZBA minutes
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VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

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

DATE:

September 11, 2020

SUBJECT:

Agenda Item #8 – Accessory Dwelling Unit Workshop

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

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

•

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

•

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

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

•

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

•

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

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

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

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

•

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

•

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

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

ADU policy outline.
Impact fee summary table.
2013 Accessory Dwelling Unit survey (State of Oregon).
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Lake Bluff – PCZBA Draft ADU Regulations – August 28, 2020
Provisions

Commentary

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

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

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

Number. Each zoning lot used as a single-family residence may
establish one accessory dwelling unit as a permitted accessory use.
Size.
1. An accessory dwelling unit may not be smaller than the
minimum size provided in Section 10-5-13.
2. A structurally detached accessory dwelling unit may not
exceed:
a. 40% of the gross floor area of the principal
residence.
b. 1,500 square feet of gross floor area in the C-E,
E-1, and E-2 districts.
c. 1,000 square feet of gross floor area in all other
residential districts.
d. In evaluating the requirements of (a) through (c),
any area used as a garage, shed, or for similar
storage shall be excluded from the gross floor area
of the accessory dwelling.
e. In evaluating the requirements of (a) through (c),
the maximum gross floor area of an accessory
dwelling unit is subject to all special calculations
and exceptions provided in Section 10-5-6, except
that subsection (B)(2) shall not apply.
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◀ This provision is not prescriptive as to the
form of an ADU and would permit many
different arrangements, ranging from a
basement apartment to a garage loft.
◀ This provision is not prescriptive as to the
form of an ADU and would permit many
different arrangements, ranging from a
basement apartment to a garage loft.
◀ An accessory use precludes separate
ownership (e.g. condominium).
◀ A two bedroom limit is common for ADU
regulations.
Some properties in the estate districts (C-E, E-1,
and E-2) appear to have multiple accessory
dwelling units.
◀ See final section.

◀ This is not cumulative to all ADUs (e.g. if
more than one are allowed on estate lots).
◀ Due to (c), this would only serve as a limit
for houses smaller than 2,500 sq. ft.
◀ Accessory structures >1,000 square feet are
subject to the principal structure setback
requirements.

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

Commentary

3. The maximum size requirements in (2) do not prohibit the
conversion of a structure existing as of <the date of
adoption of this Ordinance> for use as an accessory
dwelling unit without further expansion in floor area.
Height. An accessory structure that contains an accessory
dwelling unit may exceed the height limitation for accessory
structures provided in 10-5-4(C)(1), subject to the following:
a. The mean height of the structure’s roof does not exceed
20 feet.
b. The height of the structure does not exceed 24 feet.
c. The structure conforms to the daylight plane height
restrictions of Section 10-5-5.
d. Except where the rear line abuts a public or private alley
or shared driveway, the accessory structure also complies
with Section 10-5-5 as though it were applied to the rear
lot line (in addition to the side lot lines).

In the Village’s residential districts (R-1 through
R-6), a 17’ height limit applies to accessory
structures. This makes garage lofts highly
difficult to build (2 floors x 8’ ceilings [+1’
joists/rafters each floor] = 18’ without any roof
pitch). Without special treatment for height, it
would be difficult to build these structures
without flat roofs.
This provision would preserve residential scale
while providing slightly more favorable
treatment and allow for more varied design
options, such as typical residential pitched roofs
and dormers. It would also move buildings
exceeding 17’ further away from rear lot lines
towards the interior of the lot.
We would present a definition of “mean height”
similar to the drawing to left, except with a
different treatment for mansard roofs; this may
set the “mean height” at the break point between
the steep and shallow pitch of the roof.

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

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

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

Commentary

ADU

Owner
Renter

Principal Residence
Owner
Renter
Yes
Yes
Yes
No

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

Strike residential pool house entries from use table.
Add accessory dwelling units as a permitted use in all
residential districts.

•

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

•

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

•

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

◀ We recommend establishing ADUs as a
permitted use. The special use process adds
significant expense, complexity, and
uncertainty, especially for residential
homeowners, and we expect it would eliminate
many applicants for an already limited tool.

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

◀ This is an incompatible provision.

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

•

Commentary

10-5-12 - Add B and renumber:
B. Accessory Dwelling Units. An accessory dwelling
unit may be established without providing any parking
stalls; provided that, where an accessory dwelling unit
exists in the absence of a principal dwelling unit, the
parking required by Section A shall be provided.
10-5-13 - Add B and renumber:
B. Accessory Dwelling Units. An accessory dwelling
unit shall not be smaller than 220 square feet, exclusive
of any area used as a garage, shed, or for similar
storage.
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◀ Homes constructed after 2000 in the Village
are already required to provide two parking
spaces. Overnight on-street parking is prohibited
in the Village, and so the home owner would be
the most impacted by their failure to provide
adequate parking. Imposing an additional
parking requirement would tend to increase
impervious surface and may impose
unnecessary expense.

VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING

SEPTEMBER 16, 2020
APPROVED 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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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 discounted by 50% or fully waived for a landmark. 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
Jeff Hansen
Samantha Lenoch

DATE:

November 13, 2020

SUBJECT:

Agenda Item #6 – Subterranean Garages

Assistant to the Village Administrator
Village Engineer
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.
The Village Board ultimately denied the text amendment and remanded the Village’s underground garage
regulations to the PCZBA for further consideration. The PCZBA discussed possible changes and reviewed
a draft ordinance at its October 2020 meeting. At the conclusion of the October meeting, the PCZBA
requested that Staff prepare a framework of options to consider at its November meeting that address the
various concerns expressed by members.
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Text Amendment Analysis
Some of the following tools may be used to address the concerns raised by the PCZBA at its October
meeting, which may reduce the need for the review created by requiring a special use permit:
A. Require that a licensed civil engineer certify that an underground garage is designed to
resist flooding in a 100-year storm.
There have been instances where existing underground garages have flooded in the Village.
Typically when an underground garage is constructed a pump, similar to a sump pump, is
installed to eject runoff that drains towards the underground garage. Flooding of underground
garages occurs when the pump system either (i) fails, such as due to an electrical outage; or
(ii) cannot keep up with the amount of runoff draining to it. Mechanical failures always will
present some risk but the risk of the system being overwhelmed with water can be minimized
by requiring an engineering study be done to show that the pumps are adequately sized for
the area that will drain to them and that the site grading will be done in a manner that keeps
areas (such as Village streets or adjacent properties) from draining into the underground
garage during significant rainfall events. The engineering study would establish the
maximum water elevation of adjacent areas during a 100-year storm and require that the site
be graded to prevent additional runoff from draining to the underground garage. It is
recommended that a safety factor be applied so that areas around the underground garage are
6” above the 100-year storm maximum water surface elevation.
B. Impose a slope angle limit on the approach driveway to an underground garage.
If the PCZBA is concerned about ice accumulation, a practical requirement would be to limit
the steepness of slope of the approach driveway. This would also tend to limit the number of
properties that could build an underground garage, as some properties would not have the
depth or setback to accommodate the required slope.
The Village Engineer states that a slope limitation of 15% could be effective; this is about 1
foot of drop for every 6.5 feet of run. For comparison, the Americans with Disabilities Act
imposes a ramp slope limit of about 8%, or 1 foot of rise for every 12 feet of run. To
illustrate, at a 15% maximum slope, it would take about 50 feet of driveway to descend into
an 8 foot tall garage.
C. Make the floor area ratio treatment of underground garages more restrictive.
Currently, creating an underground garage would make a pro-rated amount of the floor area
of the basement included in the Village’s floor area ratio rules. The pro-rated amount is based
on the perimeter of the basement:
𝐹𝐹𝐹𝐹𝐹𝐹 𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼𝐼 = 𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵𝐵 𝐴𝐴𝐴𝐴𝐴𝐴𝐴𝐴 ∗

𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸𝐸 𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃 𝑖𝑖𝑖𝑖 𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿 𝐹𝐹𝐹𝐹𝐹𝐹𝐹𝐹
𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇𝑇 𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑒𝑒𝑒𝑒 𝑖𝑖𝑖𝑖 𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿𝐿 𝐹𝐹𝐹𝐹𝐹𝐹𝐹𝐹

This rule could be modified such that 100% of the area of an underground garage is included
in floor area ratio, which would tend to make the application of the rule more restrictive. For
example, assuming that a 2,400 square foot (40’ x 60’) residence had a full basement, part of
which was used as a two-car underground garage (24’ x 20’):
Current rule: 2400 sq. ft. * (24 lf exposed / 200 lf perimeter) = 288 square feet
Revised rule: 440 square feet
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D. Ensure that current and future owners are aware of the risks inherent to an
underground garage.
A homeowner could be required to execute an acknowledgement with the Village that an
underground garage poses the risk of flooding and releasing the Village from liability. Future
owners could be required to accept and assume responsibility at the time of sale.
E. Require a safety railing on the approach
Under the building code (IRC R312.1), a safety guard (such as a railing) would already be
required where a path, ramp, or grade abuts a drop of 30” or more. The PCZBA could
recommend that the Village impose a similar requirement to provide railings for retaining
walls that abut the approach driveway to an underground garage where they are over 30” in
height.
F. Subject underground garages to design review by the Architectural Board of Review.
A special use permit provides considerable uncertainty and risk, especially for a singlefamily homeowner. If the PCZBA’s concerns are principally aesthetic, requiring that an
underground garage be reviewed by the Architectural Board of Review provides greater
assurances to a homeowner that they may be able to obtain approval following modifications,
as well as a more narrow and focused scope of review.
The Village does not typically require residential design review and the ABR has previously
recommended against various proposals to institute residential design review. Residential
solar panels were previously subject to design review, and there is a limited pathway for
some other residential projects to be referred by the Building Commissioner to the ABR for a
review hearing.
We do not recommend that the PCZBA include provisions directed towards groundwater conditions.
Such an investigation of groundwater is not required by code and is not customary in the Village or in
other jurisdictions. In this regard, the excavation involved in constructing an underground garage is no
different than other types of construction such as an ordinary residential basement.
Based on the PCZBA’s October conversations, we understand that the PCZBA may support:
1. Lesser restrictions on underground garages in the E-1, E-2, and C-E districts.
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 deleting the current provision
that requires a direct connection to a public storm system.
2. Allowing underground garages for multi-family, commercial, or industrial uses.
The PCZBA’s deliberations when enacting the underground garage regulations 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.
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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.
3. Adjusting the treatment of underground structures for the Village’s yard setbacks.
The PCZBA should 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 current 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 a proposed text amendment.
o Take no action.

Attachments
• Survey of North Shore Subterranean Garage Regulations
• October 2020 draft text amendment ordinance.
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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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