VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, April 21, 2021
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 a limited number of people, including members of the public body and Village staff, while maintaining six
feet of social distance. 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 810 4898 7661. 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 March 17, 2021 PCZBA Regular Meeting Minutes
4. Public Hearing – 667 Rockland Ave. – Residential Variation

Joseph and Jennifer Zeit seek a side yard setback variation from Section 10-5F-2 of the Zoning Regulations in order to construct an
addition to the Property’s existing single-family residence. The hearing may also consider and result in any other zoning relief as
required to fully grant the petition and construct the proposed improvements. (PCZBA May Take Final Action)

5. Public Hearing – 544 E. Washington Ave. – Residential Variation

Hans and Jennie Bodine seek a floor area ratio variation from Section 10-5-6 of the Zoning Regulations in order to construct an
addition on the second floor of the Property’s existing single-family residence. The hearing may also consider and result in any other
zoning relief as required to fully grant the petition and construct the proposed improvements. (PCZBA May Take Final Action)

6. Accessory Dwelling Unit Workshop
(No Final Action)

7. Continued Public Hearing – Text Amendment – Irregular Lot Fronts and Widths

The Lake Bluff Plan Commission and Zoning Board of Appeals will consider amendments to various sections of the Zoning
Regulations in order to adjust and clarify: (i) How various yards/setbacks are located and have their size calculated for irregular and
through lots in some or all zoning districts; and (ii) How lot width is calculated for irregular lots in some or all zoning districts,
which may affect the application of the Village’s bulk regulations and minimum lot width/frontage regulations. For the purposes of
this hearing, an “irregular lot” is a lot that is not both (i) rectangular in shape and (ii) directly fronting upon a public street or rightof-way. (PCZBA May Recommend to Village Board)

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

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

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
March 17, 2021
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, March 17, 2021, at 7:00 p.m.
The following members were present:
Members:

David Burns
Deborah Fischer
George Russell
Elliot Miller
Susan Rider
Gary Peters, Chair

Also Present: Ben Schuster, Village Attorney (VA)
Glen Cole, Assistant to the Village Administrator (AVA)
Samantha Lenoch, Administrative Intern (AI)
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 February 17, 2021 PCZBA Regular Meeting Minutes
Member Russell offered corrections to the minutes. Member Burns moved to adopt the February 17, 2021
PCZBA Regular Meeting Minutes as amended. Member Rider seconded the motion. The motion passed on
a roll call vote.
4. Public Hearing – 210 W. Washington Ave. – Residential Variation
AI Lenoch presented the agenda item. The PCZBA received an application on February 18 for a side yard
setback variation needed to build a two-car garage and remodel the interior of the home. The two-car garage
will be built where the existing one-car garage is on the southwest side of the house. Currently, 6.5 feet is
provided for the side yard setback. Based on the zoning code, existing structures built before February 15,
1994 must have a reduced side yard setback based on the existing side yard. However, the applicant’s
improvements will exceed 50% of the existing structure, so this exception no longer applies. The applicant
is requesting a variation of 9.7% or 0.7 feet so that they can have a 7.2 feet side yard setback to accommodate
their addition. Since this addition is less than 25% of the applicable standard, the PCZBA has the authority
to grant, grant with special conditions, or deny the variation.
AVA Cole added that Sam Badger, an adjacent neighbor, noted that there is a playground structure in the
backyard of 210 W. Washington Avenue and it is not included in the site plan by the Applicant. Mr. Badger
said that the plans for the remodel look great and the side yard variation is nominal and seems reasonable

Joint Plan Commission & Zoning Board of Appeals
Regular Meeting Minutes – March 17, 2021

to him. He said that the encroachment of the side yard will not affect his property. He said that there are
stormwater concerns, and the addition should stay within the impervious surface capacity.
Ben Grum, the Applicant of this variation, said that he and his wife took in great consideration into the
green space surrounding his property. He found that this addition expands the footprint of the house the
least. The addition that requires the variance is important in terms of making it wide enough for two cars to
comfortably fit. The second-floor plans did create some structural issues that needed to be addressed with
a variance.
Chair Peters noted that the Standards for Variations have been submitted.
Member Russell added a point of clarification for the Commissioners that the variation does not only allow
the garage wall to be extended forward, but also would raise the height of the second story as the garage
will be under a sloping roof. The height will be raised seven tenths of a foot.
Member Danly said that she lives in a one car garage home and that it comes with hardships living in a
town with many shared driveways. She applauded Mr. Grum for making a bold attempt to request a
variance. She appreciated surrounding neighbors speaking on this matter and for not including any issues
besides the stormwater.
Mr. Grum said that he does not know the neighbor who commented on this proposal. He does recognize the
water issue that he is talking about and he did some minor drainage work in his backyard to alleviate the
stormwater flooding.
AVA Cole said that the neighbor who commented lives on the north of the Plat of Survey, which is to the
rear of the Property.
Member Burns thanked Mr. Grum for his presentation. He said that there is a significant amount of
impervious surface that could be built (as to the storm water issue) and believes there still is a fair amount
of bulk available too. He does not find the seven-inch variance to be a substantial issue and believes the
neighbors will appreciate the addition considering the alternatives. He is in favor of this addition.
Mr. Grum added that on the Plat of Survey, there is a retaining wall ten feet to the north of the house in the
rear and that parts of his yard have been almost unusable for about two months in the spring. If he were to
put a garage there, this addition could be done without a variance, but it would have resulted in creating
structural issues.
Member Miller said that this is a fair variance to be given and he does not see a problem with the enlarged
garage. He said this is an improvement to the community and does not infringe on the neighbor’s space.
Member Rider said she agrees with Member Miller and Member Burns particularly on the point of how the
homeowner is making these needed improvements in the least impactful ways. She supports this request
and appreciates the homeowners finding a solution to their problem.
Member Fischer said that she is in support of this proposal. She said that the wall is already there on the
edge of the property so the addition will continue what is already there. She said the front of the house will
look relatively similar of the original garage. She said it is a nice addition to the neighborhood and she is in
support.
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Member Russell said that he is in support of this. He said that this is rational and has little impact on the
overall property.
Chair Peters said that he supports this addition.
There were no additional comments from the public or Mr. Badger.
Member Miller made a motion to approve the variation with no additional conditions in the form of the
draft approval order. Member Fischer seconded the motion. The motion passed on the following roll call
vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

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

5. Public Hearing – 673 Maple Ave. – Residential Variation
AI Cole presented the agenda item. The homeowners of 673 Maple Avenue requested a residential variation
of this irregular lot. It is a historic landmark within the Village and the Commission considered and
recommended to the Village Board a front yard setback relief in 2018 to allow for partial reconstruction to
restore historic features. There is a time limit on how long to consummate a variation after it is approved.
There is 12 months to pull a permit that can potentially be extended an additional 12 months upon request.
If the extension is not started before it expires, the request must start over. The Applicant’s variation from
2018 has lapsed and the Applicant now seeks the same relief as in 2018. This is a historic structure in the
Village and in 2018, it received a positive advisory review by the Historic Preservation Commission. The
Historic Preservation Commission is aware of this reapplication.
Rob Douglas, the homeowner of 673 Maple Avenue, introduced himself. In June 2018, he received a
landmark status from the Historic Preservation Commission and in July 2018, he requested and received a
front yard variance. He was unable to start the work planned in 2018. Since variances are good for one year
with the option to renew it for one additional year, he would like to renew the variance that was received in
2018.
In response to a question by Chair Peters, AVA Cole said that the Commissioners from 2018 were Sam
Badger, David Burns, Jill Danly, Elliott Miller, Jim Murray, George Russell, and Chair Peters. AVA Cole
added that Village Staff will begin reminding applicants of the expiration dates of variances.
Member Danly said that is a great idea because Mr. Douglas had an exceptional presentation in 2018 and
the Commissioners at the time unanimously approved it and were appreciative of what the Applicant was
doing to an old house. She does not believe much time needed to be spent on this agenda item.
Member Burns added that he agrees with Member Danly’s statement.
Member Rider agreed with Member Danly. She was not on the Commission in 2018, but she was happy to
see the plans.
Member Fischer said that she is a new Committee member but thinks the plans are marvelous, so she
approves of the variance.
3
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Member Russell made a motion to recommend approval of the residential variation with no additional
conditions. Member Miller seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

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

6. Accessory Dwelling Unit Workshop
AVA Cole introduced the agenda item and said that in July 2020, the Commissioners discussed accessory
dwelling units and housing policies in the Village’s comprehensive plan. As stated in the 1997
Comprehensive Plan, the Village aims to introduce alternative housing types that can accommodate
different segments of the community. The Village would like to be more responsive to market demands and
needs of community members. In August and September, the Commission worked through what regulations
may look like. Village Staff worked with an architect in town to put together prototypes of implementation
and new housing types. AVA Cole said that the opportunities for implementation in the Village include
greenfield development, mixed use and downtown redevelopment, incremental infill, and accessory
dwelling units.
AVA Cole shared a comment made by Jacob Trombley. Mr. Tromblay proposed to build his family’s new
residence in the eastern part of Block 3 in July and August to fit his family’s needs as his mother moved in
with him. AVA Cole offered to speak with him and look for options to accommodate his family’s needs.
This is the second example this year of a community member who has an interest in alternative housing
options.
In response to a question by Member Russell, AVA Cole said that Mr. Trombley submitted an application
that met almost all of the Zoning Regulations but for the prohibition on accessory dwellings. He said that
there were minor zoning issues that could be cured.
In response to a question by Member Burns, AVA Cole said that the Village Board had discussed accessory
dwelling units in August. He thought there would be some joint discussion between the two boards, which
is still an option, but it depends on the speed of decisions made. Member Burns added that he believed
feedback was given by the Commissioners and that an outcome was close to being finalized.
AVA Cole responded that some fine tuning should be made regarding height and the daylight plane rule.
Valerie Berstene, a licensed architect and professional urban planner, introduced herself and explained her
experience in Washington D.C. and Chicago. She is currently a senior planner with the Village of Orland
Park. She has almost 15 years of experience in the private sector in community planning and residential
work. She analyzed previous PCZBA conversations and existing regulations in the Village while providing
illustrations of new housing choices. The purpose of her study was to find what would have the largest
impact to a lot and to the neighbors. She wanted to see if it is possible to have a freestanding ADU on a
property and if that is possible, then achieve further regulations, such as the garage or second story to the
ADU. In Ms. Berstene’s study, she focused on three zoning groupings in the Village. These districts
included the E-1 to E-2 district, the R-2 and R-3 districts, and the R-4 district on its own as it is the most
restrictive. Ms. Berstene presented to the PCZBA.
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Member Burns commented that the PCZBA would not see many ADUs in the R-4 district because of the
limitations. In the R-2 and R-3 districts, there are more opportunities. He said that in keeping with having
the least amount of impact in the E-1 and E-2 districts, they have the most freedom given the lot sized. The
R-4 district will be more selective, but it seems to be consistent with homeowners who have a detached
garage in the back of their lot. He found this presentation to be reassuring that the results are consistent with
what the PCZBA wanted to do in terms of the impact to the community from a bulk and impervious surface
perspective.
Member Rider agreed with Member Burns and said the bulk regulations would take burdens off the PCZBA
in terms of making distinctions between property uses. She said she would leave it to the homeowner to
make the decision of how they would like to trade off floor space for their ADU. She said that the
illustrations have been helpful, and she continues to support ADUs.
In response to a question by Member Miller, AVA Cole said that the R-4 lots have a lot of variation between
them. Many of the lots in this district are a double lot or a lot and a half with a smaller house. For
homeowners in this district who want to do an ADU, the size of the accessory structure is dependent on the
lot size in this instance, rather than the zoning district. Member Burns added that even if there is a small
property on a larger lot, the ADU can only be 40% of the gross floor area of the principal structure. Member
Miller added that this will place a restriction on the size of what can be built.
In response to a question by Member Rider, AVA Cole said that in a typical residential district, there is a
maximum square feet or percentage limit so that the accessory structure can be proportionate to the principal
structure.
Chair Peters said that he is not opposed to this approach in an E-1 or E-2 district. He would be a proponent
of ADUs being a special use in the R-2, R-3, and R-4 districts. Member Miller agreed that ADUs should be
a special use in the R-2, R-3, and R-4 districts.
Member Russell said that the set of regulations controls the overall development of different lot sizes. He
is unsure what would be achieved if homeowners needed to go through a special use permit process. He
asked what the PCZBA would be judging if ADUs were to be special uses in those districts.
Member Burns agreed with that comment.
Member Rider agreed with that comment as well. She said that the ADUs would comply with the other
regulations that are in place in those districts. She said that building an ADU within that space is not
dependent on which zone they are in and so it should not be considered a special use.
Member Danly agreed with the previous comments. She said that there are already regulations in place in
terms of height and setback restrictions. She said that there is enough hardship in the R-4 district and ADUs
should be permitted throughout every district. She said that she is worried about the E-1 district where there
are not issues with height, but there are issues with trees. She wants to make sure that when this is being
fine-tuned, the trees should be regulated to be replaced. Member Miller said this could be a part of the tree
ordinance that is already in place. Member Russell said that with any development, protected trees must be
replaced with the same kind or an equivalent.
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AVA Cole recognized a public comment made by Ms. Mickey Collins. She said that homeowners could
create many types of ADUs within our existing bulk limitations. She asked why the Village needs to allow
taller coach houses at the rear of backyards. Coach houses are usually used where there are alleys that are
separate from the rear neighbors. She added that Evanston and Oak Park are examples.
In response to a question by Chair Peters, AVA Cole said that in terms of neighboring communities’
regulations on ADUs, Lake Forest is involved in regulating them. The city does not have a positive outlook
on allowing them and their interest in regulation was to get a better handle on their existing inventory.
Highland Park is having some discussions on the topic. Wilmette and Winnetka are discussing to allow
them. As was mentioned, Evanston and Oak Park allow them. Evanston has more relaxed rules and at the
start of 2020, they began to be more permissive. At the end of last year, Chicago passed an ordinance
allowing ADUs. He added that there is a lot of interest right now and that there is an increase in housing
needs that are not traditional single-family. Due to the pandemic, alternate living situations allows people
to live closer to home as well.
In response to Ms. Collins’ comment, Member Russell said one factor that he struggled with throughout
this discussion of potentially having a two-story building in the backyard that is close to the back property
line with a dwelling unit on the second floor that will essentially look down onto the rear yards of the
properties on the other side of the rear yard lot line. Since the PCZBA discussions first started on this, draft
regulations have tightened up to impose the daylight plane restriction on the rear yard lot line. This
regulation only applies to the interior side yard so if there is a taller structure coming in, it will force the
structure away from the rear yard lot line, but he did wonder if the PCZBA has done enough to avoid a big
structure that impinges on the daylight plane or setback regulations. He has concerns if the numbers are
strict enough because if someone wants to put an ADU in their rear yard and built it above a garage, they
ought to accept the penalty of that ADU by forcing it away from the rear lot line too and not allow it to get
too close to the rear yard line because it will impact the aesthetics and the privacy of the community.
Member Russell asked that due to the requirement that ADUs must have a separate entrance from their
exterior, the type of case that the PCZBA is most likely to see is a homeowner who wants to build out a
space either in their basement or within their home. The building code will drive the safety access
requirements, but he asked that from a zoning perspective if someone wants to put the relatives in a part of
their home and wants them to use the same door, why would the PCZBA object to that.
An additional question Member Russell had was based on the first page of the regulation sheet, the way
that it is written seems that the bonus provision or detached structure in the rear yard seems to be waived
away. He made a comment that after seeing the Arden Shore subdivision proposal, he said that a third size
category should allow another bump of 500 square feet on these country estate districts.
In response to a question by Member Burns, Member Russell asked why the PCZBA would require a
separate entrance from a zoning perspective. Member Burns agreed with Member Russell on the third
category suggestion for country estates. Member Burns said that the estate districts have so much space and
having an ADU of 2000 square feet would be in keeping with houses that are on that lot.
In response to Member Russell’s question of why the PCZBA would care if the ADU would require a
separate entrance, VA Schuster said that the reason for why it is structured that way is it is not a value
statement on one thing being better than the other separated is better than joined. This is a definitional issue
in the Village Code which is if somebody is living under the same roof in the same house with an entrance,
then that is not an accessory unit. It is part of the same house and there are different regulations that govern
6
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it. The Village code gives an example of a single-family house that is limited to the family definition. By
separating different buildings with different entrances, the homeowner is not as restricted by the same
family definition and may be governed more by ADUs.
Member Russell said that if the PCZBA adopts these regulations as drafted, a family who would want to
build a separate kitchen unit in their basement would need to set up a separate living space with a separate
kitchen and would require a variation. In response to this question, VA Schuster said that it depends on the
physical layout and whether it is a multiple family unit.
Member Danly said that she appreciated Member Russell bringing up this issue. She found it odd that if a
residence did not have a separate entrance, but did have a bathing, cooking, and sleeping area within their
home, whether that would technically be a violation of the code.
AVA Cole said that currently, the code is not intended to allow ADUs. The code is interpreted broadly to
prohibit buildings that look like ADUs. In terms of the draft regulations, the code is patterned on similar
codes. The code is required to allow a separate entrance. The significance of this is that it will create privacy
for the occupants of that unit as well as not creating dis-amenities in the interest of property values.
Ms. Berstene said that architecturally speaking, if there are two separate dwelling units within the same
building, a fire exit would be needed among both occupancies. This may be a building code requirement as
well.
Member Fischer said that Lake Forest approved granny flat standards in 2014 or 2015, but she is unsure of
the regulations regarding it. She also said that on larger lots with a ravine, the ravine codes would fall into
play and the homeowner could not build an accessory structure closer to that. She said that she would be in
favor for the bump up in square footage for the country estates.
Chair Peters said that his concern, especially in the R-2 through R-4 districts, is the reduction in green space
and the impact on neighbors. He urged that the Commission look more critically at the R-2 through R-4
districts.
AVA Cole said that going forward, there could be more fine-tuning of the draft regulations in terms of
height regulations and the separate entrance provision. Village Staff can also look at other North Shore
communities and their conversations on ADUs. He also said that if the PCZBA believes the draft regulation
is close to being finished, then these materials can be presented at the April Architectural Board of Review
meeting and receive their feedback. A draft ordinance can be completed for the April PCZBA meeting.
Member Miller said that he would like to reiterate what Member Russell said on keeping two-story
buildings away from the lot line on the smaller lots. He said that it is intrusive to put a second story on the
garage.
In response to a question from AVA Cole, Chair Peters said that his concerns are primarily of secondary
structures on an R-4 lot rather than an accessory unit being in a basement of the principal structure. AVA
Cole added that Lake Bluff does have special use permits in residential districts, however there are
additional costs involved.
Chair Peters said that he is concerned of potentially irreversible impact that these structures can have on
neighbors.
7
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7. Public Hearing – Irregular Lot Fronts and Widths
AVA Cole presented and briefly explained the agenda item. He would recommend that the Commissioners
move this discussion to the next public meeting.
As there was no further discussion, Member Danly made a motion to continue the conversation on irregular
lot fronts and widths until the April 21st PCZBA meeting. Member Burns seconded the motion. The motion
passed on the following roll call vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

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

8. Staff Report
AVA Cole said that the Village Board chose to indefinitely extend the Village’s short-term rental regulations. They struck the expiration date applicable to those at its last meeting. The Village Board also approved the Arden Shore plat subdivision and the text amendment that went along with that.
The Historic Preservation Commission did make a new set of recommendations to the Village Board.
VA Schuster clarified that in motion making, it is important to be previse with motions including conditions needing to be approved as well.
9. Commissioner’s Report
There was no commissioner’s report.
10. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn the meeting.
Member Fischer seconded the motion. The meeting adjourned at 9:10 p.m.
Respectfully submitted,

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

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

FROM:

Glen Cole, AICP
Samantha Lenoch

DATE:

April 16, 2021

SUBJECT:

Agenda Item #4 – A Public Hearing for 667 Rockland Avenue

Assistant to the Village Administrator
Administrative Intern

Applicant Information:
(jointly, ‘‘Applicant’’)

Joseph and Jennifer Zeit

Purpose:

To allow an encroachment into the required side yard setback in order
to construct a two-story frame addition at the rear of the home.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5F-2

April 6, 2021
April 6, 2021

(Variations)
(Side Yard Setback)

Summary and Background Information
On March 22, 2021, the Village of Lake Bluff received a zoning variation application from Joseph and
Jennifer Zeit (jointly, “Applicant”) for a side yard setback variation necessary to allow for a proposed
addition to the rear of the residence located at 667 Rockland Avenue. The proposed two-story frame
addition will include an enlarged kitchen, two-car garage, three new bedrooms, and a back patio.
Section 10-5F-2 provides that certain existing structures built before February 15, 1994 have a reduced
side yard setback based on the existing side yard. However, as the Applicant asserts that the improvements
to their home will exceed 50% of the existing structure, this exception no longer applies. Accordingly, the
proposed side yard setback would be 7.5’, and the Applicant’s proposal to extend the structure at its
existing 7.1’ setback requires a variation of 0.4’ or ~4.5%. This is less than 25% of the applicable standard,
which means that the PCZBA has the authority to grant or deny the variation.
In the application, the Applicant asserts that the side yard setback relief is necessary for the addition to
their home so that the Applicant may avoid financial hardship, incorporate visually appealing curb appeal,
and prevent further delay in the construction timeline.
Staff recently discovered that, due to a calculation error, the addition shown on the plans exceeds the
permissible floor area by approximately 99 square feet. If the PCZBA desires to grant the variation, Staff
recommends it be conditional upon revising the plans to correct this issue prior to recording. The attached
draft Approval Order reflects this recommended condition in highlight.
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10-5F-2

Side Yard Setback
Required

Provided

Difference

Existing

7.1 ft. (existing)

7.1 ft.

N/A

Proposed

7.5 ft. (10% of width)

7.1 ft.

0.4 feet (~4.5%)
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Village Code - Variations - Standards for Variations
The Applicant has provided statements addressing the standards for variation in the attached application.
The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the standards
for variation prescribed by the Zoning Regulations.
10-2-4

VARIATIONS

B. Standards For Variations: Notwithstanding any other provision of this section, no variation shall be granted
pursuant to this section unless the applicant shall have established that carrying out the strict letter of the provisions
of this title would create a particular hardship or a practical difficulty. Such a showing shall require proof that the
variation being sought satisfies each of the following standards:
1. Unique Physical Condition: The subject property or structure is exceptional as compared to other lots
and structures subject to the same provision by reason of a unique physical condition, including: a) presence
of an existing use, structure, or sign, whether conforming or nonconforming; b) irregular or substandard
shape or size; c) exceptional topographical features; or d) other extraordinary physical conditions peculiar to
and inherent in the subject property or structure that amount to more than a mere inconvenience to the owner
and that relate to or arise out of the lot or structure rather than the personal situation of the current owner of
the lot or structure.
2. Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of other
lots subject to the same provision, nor merely an inability to make more money from the sale of the subject
property; provided, however, that where the standards herein set out exist, the existence of an economic
hardship shall not be a prerequisite to the granting of an authorized variation.
3. Code Purposes: The variation would not result in a use or development of the subject property that would
not be in harmony with the general and specific purposes for which this code and the provision from which
a variation is sought were enacted.
4. Public Health And Safety: The variation would not: a) impair an adequate supply of light and air to
adjacent property; b) increase the congestion in public streets unreasonably, or increase parking requirements
on public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety; e) diminish or
impair the value of property within the area surrounding the subject property; or f) in any other respect impair
the public health, safety, comfort, morals, and welfare.

Village Code - Variations --- Protective Conditions
The PCZBA may also impose protective conditions and limitations tied to the relief.
10-2-4

VARIATIONS

C. Conditions On Variations: The PCZBA or the village board, whichever body has the final authority to grant the
variation pursuant to subsection A of this section, may impose, and the PCZBA, if it is a recommending body
pursuant to subsection A2 of this section, may recommend the imposition of such specific conditions and limitations
concerning use, construction, character, location, landscaping, screening, and other matters relating to the purposes
and objectives of this title upon the premises benefited by a variation as may be necessary or appropriate to prevent
or minimize adverse effects upon other property and improvements in the vicinity of the subject property or upon
public facilities and services. Such conditions shall be expressly set forth in the resolution or ordinance granting the
variation. Violation of any such condition or limitation shall be a violation of this code and shall constitute grounds
for revocation of the variation.

Page 3 of 4

Recommendation
After commencing the public hearing on the requested variation, the PCZBA should take one of the
following actions:
•

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

•

If more information is not required, vote to:
o Grant the requested relief in the form of the attached Approval Order;
o Grant the requested relief with protective conditions; or,
o Deny the requested relief.

Attachments
• A copy of the Applicant’s application with supporting documentation.
• Draft order of approval.
• Correspondence.
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CASE PZE2021-0003 – 667 Rockland Avenue
APPROVAL ORDER

STATE OF ILLINOIS

)
)

COUNTY OF LAKE

SS.

)

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

IN THE MATTER OF THE APPEAL OF
APPEAL NO. PZE2021-0005

Joseph and Jennifer Zeit
FOR VARIATION

A P P R O V A L

O R D E R

A N D

R E S O L U T I O N

This order and resolution (“Order”) concerns the application of Joseph and Jennifer Zeit (jointly,
“Applicant”) for the variation described herein benefitting the property described herein. The Joint Plan
Commission and Zoning Board of Appeals of the Village of Lake Bluff (“PCZBA”), being duly advised in
the premises, MAKES THE FOLLOWING FINDINGS OF FACTS:
1.
The Property that is the subject of this Order is commonly known as 667 Rockland Avenue,
Lake Bluff, Illinois and legally described on Exhibit A attached to this Order (“Property”).
2.

The Property is improved with a single family residential structure.

3.
The Property is located within the R-3 Zoning District of the Village, as established by
Title 10 of the Lake Bluff Municipal Code (“Zoning Ordinance”).

CASE PZE2021-0003 – 667 Rockland Avenue
APPROVAL ORDER

4.
The Applicant sought a variation from Section 10-5F-2 (Side Yard Setback) of the Zoning
Ordinance of 0.4 feet for the Property (“Variation”) in order to construct a two-story frame addition
to the rear of the Property (“Improvement”).
5.
Notice of the hearing was duly published in the Lake County News-Sun, a newspaper of
general circulation, and served upon the adjacent and adjoining property owners, in accordance
with Section 10-2-4 of the Zoning Ordinance and applicable law.
6.
The application was heard by the PCZBA at a public hearing of the PCZBA held virtually
due to the COVID-19 pandemic and simulcast in the Lake Bluff Village Hall on April 21, 2021 as
provided by law.
7.
The PCZBA has jurisdiction pursuant to Sections 10-2-2 and 10-2-4 of the Zoning
Ordinance and Section 2-5-2 of the Lake Bluff Municipal Code (“Village Code”) to hear and
determine the Applicant’s request for the Variation.
8.

The Applicant entered into the record sufficient evidence of ownership of the Property.

9.
After the conclusion of the public hearing, the PCZBA found that the requested Variation
satisfies all of the standards set forth in Section 10-2-4(B) of the Zoning Ordinance.
10.
After the conclusion of the public hearing the PCZBA granted the application for the
Variation, by a concurring vote of not less than four members of the PCZBA as set forth in Section
10-2-4(A)(1) of the Zoning Ordinance.
IT IS, THEREFORE, ORDERED AND RESOLVED AS FOLLOWS:
A.
Subject to and contingent upon the conditions, restrictions, and provisions set forth in
Section B of this Order, the Applicant’s request for the Variation for the Property shall be, and is hereby,
approved for the reasons set forth in this Order. The Applicant will be allowed a variation from Section 105F-2, Side Yard Setback, of 0.4 feet or approximately 5%
B.
Notwithstanding any use or development right that may be applicable or available pursuant
to the provisions of the Zoning Ordinance, or any other rights the Applicant may have, the Variation granted
in Section A of this Order shall be, and are hereby, expressly subject to and contingent upon the
construction, use, and maintenance of the Property in compliance with each and all of the following
conditions:
i.

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

ii. Except for minor changes and site work approved by the Building Commissioner or the
Village Engineer (for matters within their respective permitting authorities) in accordance
with all applicable Village standards, the construction, development, use, operation, and
maintenance of the Property shall substantially comply with the Permit Plan prepared by
Scott F. Polit of ALA Architects and Planners, Inc. dated February 22, 2021 subject to the
revisions required by (iii).
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iii. The Applicant shall revise the Permit Plan to conform completely with the Village’s floor
area ratio regulations in a manner that, in his sole discretion, is acceptable to the Building
Commissioner. The revised Permit Plan shall be recorded with this Order.
C.
The Applicant shall permit a copy of this Order to be recorded against the Property in the
office of the Lake County Recorder of Deeds and shall reimburse the Village for all recording costs. This
Order and the privileges, obligations, and provisions contained herein shall inure solely to the benefit of,
and be binding upon, the Applicant and their heirs, personal representatives, successors and assigns.
E.
As set forth in Section 10-2-4(F) of the Zoning Ordinance, this Order shall be valid for a
period not to exceed 12 months from the date hereof, unless, within such period and in accordance with this
Order, the Applicant commences erection or alteration of a building or structure, pursuant to a valid building
permit for construction on the Property. In the event that the Applicant obtains a building permit in
furtherance of the Variation granted pursuant to this Order, the Applicant shall prosecute all work
authorized by the building permit to completion without unnecessary delay.
F.
Upon the failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Order, in addition to all other remedies available to the Village, the
Variation granted pursuant to this Order shall, at the sole discretion of the PCZBA, by order duly adopted,
be revoked and become null and void; provided, however, that the PCZBA may not so revoke the Variation
unless it shall first provide the Applicant with two months advance written notice of the reasons for
revocation and an opportunity to be heard at a regular meeting of the PCZBA. In the event of revocation,
the development and use of the Property shall be governed solely by the applicable regulations of the Zoning
Ordinance.
G.
The Variation granted pursuant to this Order shall apply and be limited only to the proposed
work specifically depicted on the approved revision to the Permit Plan prepared by Scott F. Polit of ALA
Architects and Planners, Inc. and dated February 22, 2021. No future alterations or modifications may be
made that exceed the applicable restrictions set forth in the Zoning Ordinance without first obtaining Village
approval in accordance with the applicable provisions of the Zoning Ordinance. All other structures and
portions of structures on, and portions of, the Property shall comply with the applicable restrictions set forth
in the Zoning Ordinance and the Village Code.
H.
This Ordinance will be effective only upon the occurrence of the filing by the Applicant
with the Village Clerk, for recording in the Office of the Lake County Recorder of Deeds, of an
unconditional agreement and consent to accept and abide by each and all of the terms, conditions, and
limitations set forth in this Order. The unconditional agreement and consent must be executed and filed
with the Village Clerk within 60 days after the adoption of the Order. The unconditional agreement and
consent must be substantially in the form attached hereto and incorporated herein as Exhibit C.
Order approved on April 21, 2021.

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

By:
Gary Peters, Chairman
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EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY
LOT 16 IN FAIRLAWN, A SUBDIVISION OF PART OF ROCKLAND, A SUBDIVISION IN SECTION 20,
TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE
PLAT THEREOF, RECORDED JUNE 9, 1925 AS DOCUMENT 258934, IN BOOK “O” OF PLATS, PAGE 11, IN
LAKE COUNTY, ILLINOIS.

Commonly known as 667 Rockland Avenue, Lake Bluff, Illinois
PIN: 12-20-205-012
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EXHIBIT B
PLANS AND APPLICATION
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EXHIBIT C
APPLICANT’S UNCONDITIONAL AGREEMENT AND CONSENT
TO:

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

WHEREAS, Joseph and Jennifer Zeit (jointly, “Owner”) are the owners of the property
located at 667 Rockland Avenue in the Village, which is within the Village's R-3 Residence District and is
legally described on the attached Exhibit A (“Subject Property”); and
WHEREAS, the Applicant has requested a variation from Section 10-2-4 of the Village’s
Zoning Regulations to The Applicant sought a variation from Section 10-5F-2 of the Zoning Ordinance to
request a side yard setback relief of 0.4 feet for an existing non-conforming structure on the Property
(“Variation”) in order to construct an two-story frame addition to the rear of the Property
(“Improvement”); and
WHEREAS, an Approval Order adopted by the Joint Plan Commission and Zoning Board
of Appeals of the Village of Lake Bluff on April 21, 2021 pursuant to Section 10-2-4(A)(1) of the Village’s
Zoning Regulations (“Approval Order”) grants the Variation for the Subject Property, subject to certain
modifications, conditions, restrictions, and provisions; and
WHEREAS, the Approval Order requires that the Applicant file with the Village Clerk,
within 60 days following the adoption of the Approval Order, its unconditional agreement and consent to
accept and abide by each of the terms, conditions and limitations set forth in said Approval Order;
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and abide by
all of the terms, conditions, restrictions, and provisions of the Approval Order.
2.
The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Approval Order, has considered the possibility of the
revocation provided for in the Approval Order, and agrees not to challenge any such revocation on the
grounds of any procedural infirmity or a denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will not be, in
any way, liable for any damages or injuries that may be sustained as a result of the Village’s issuance of
any permits for the Improvements or for the use of the Subject Property, including, without limitation, the
variation granted in the Approval Order, and that the Village’s issuance of any such permits does not, and
will not, in any way, be deemed to insure the Applicant against damage or injury of any kind and at any
time.
4.
The Applicant agrees to and does hereby hold harmless, indemnify and defend the
Village, the Village’s corporate authorities, and all Village elected and appointed officials, officers,
employees, agents, representatives, and attorneys, from any and all injuries, damages, claims, liabilities,
demands, causes of action, losses, suits, expenses, liabilities, and judgments of any and all nature and kind
whatsoever, including without limitation costs, expenses, and attorneys’ fees, arising out of, occasioned by,
connected with, or in any way attributable to, the operation and use of the Subject Property, the
Improvements, or the Village’s adoption of the Approval Order.
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Dated: ____________, 2021.
ATTEST:

JOSEPH ZEIT

By:

By:

ATTEST:

JENNIFER ZEIT

By:

By:

Village of Lake Bluff, Illinois
Zoning Relief Application
Instructions for Variation (Page 1 of 2)
General Information
The Village, similar to many communities, has a system of zoning and land use regulations that
reasonably restrict how land owners may use and improve their property. However, no set of regulations
can anticipate each and every situation that may arise.
The variation process allows a property owner to seek relief from the strict letter of these regulations
when obeying them would create “a particular hardship or a practical difficulty.” These conditions are
based on the circumstances of the property or structure, and not those of the owner.
The Village’s Plan Commission and Zoning Board of Appeals (“PCZBA”) is a body of seven residents
that reviews variations (among other requests). Your application for a variation will be considered at a
public hearing before the PCZBA, and the PCZBA will evaluate your application based on the standards
for variation relief. The burden of proof is on the Applicant to demonstrate that they meet the standards.
The variation process differs for minor and major variations. A variation request is subject to fewer steps
when it only requests one or more variations that differ less than 25% from the allowable standard (as if
the structure were built new). When only minor variations are requested, the PCZBA has the authority to
directly approve, approve with conditions, or deny the relief requested. In all other cases, the PCZBA
makes a recommendation to the Village Board for final action.
Process and Public Notice
•

>25 days before meeting:

Applicant submits application.

•

30-15 days before meeting:

Village publishes notice in the Lake County News-Sun.
Village mails notice to all owners within 300 feet of subject lot.

•

Friday before meeting:

Meeting packet available online and at Village Hall, including
application materials and staff memorandum.

•

Day of meeting:

PCZBA meets at 7 p.m. in the Village Hall Board Room (40 E.
Center Ave.) Applications are generally considered in the order
they were first received. Staff will provide an overview of the
request, and the Applicant will give a brief presentation.
Members of the public will be invited to comment, and then the
PCZBA will discuss the application’s merits under the standards.
Only Minor Variations: The PCZBA may approve, approve
with conditions, or deny the relief sought.
All Other Variations: The PCZBA may recommend that the
Village Board approve, approve with conditions, or deny the
relief sought.
Continuation: The PCZBA may also choose to continue the
hearing at the PCZBA’s next meeting date if they require more
information from the Applicant or a third party.
Rev. Dec. 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Instructions for Variation (Page 2 of 2)
•

Monday after meeting:

Village Board performs first reading; there is discussion, but no
final action. Applicant may request immediate approval for
cause. (e.g. economic loss; construction timeline; etc.)

•

2nd Monday of next month:

Village Board performs second reading, votes.

Fee and Escrow
You will be initially required to provide an escrow of to cover (in advance) the Village’s costs of
considering your application. Some common costs charged to escrow include:
•
•

•
•

Legal and public notice
Printing and reproduction

Recording (e.g. of real estate instruments)
Attorney fees paid by the Village

From this escrow, the Village will also collect its application fee. This fee is due whether your application
is approved or denied. Any remaining balance in your escrow account will be refunded after all costs are
actually paid by the Village, which is generally 60 to 90 days after your last hearing.
When only minor variations are sought, an escrow deposit of $1,500 and an application fee
of $500 applies. In all other cases, a deposit of $3,000 and an application fee of $750 applies.
Other Regulatory Review
Applying for and obtaining a special use permit is in addition to other steps you may be required to
undertake to complete your project or open your business. Other common steps include:
•
•

•
•

Building plan review
Architectural site plan & signage review

Utility connections
Health department inspections

Checklist
You must include the following with your application:
Attached Forms:

___

Provide: Plat of survey including
legal description

___

Provide: Evidence of title or
contractual interest (e.g. a lease)
Provide: Scale plans of proposed work
(e.g. site plan; floor plan; elevations)

___

Applicant Information (signed)

___

Response to Variation Standards

___

Residential Bulk Calculations
(for residential zoned property)

___

___

Regulatory Floor Area Worksheet
(If floor area to be affected by work)

You may also consider including:

___

Escrow agreement (signed)

___

Photographs of the subject
property and nearby area

___

Written testimony from nearby neighbors

Rev. Dec. 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
2021 PCZBA Meeting Calendar
Month

Deadline to Apply
(Close of Business)

Date of Hearing
(7 p.m.)

Jan 2021

Fri, Dec 25, 2020

Wed, Jan 20, 2021

Feb 2021

Fri, Jan 22, 2021

Wed, Feb 17, 2021

Mar 2021

Fri, Feb 19, 2021

Wed, Mar 17, 2021

Apr 2021

Fri, Mar 26, 2021

Wed, Apr 21, 2021

May 2021

Fri, Apr 23, 2021

Wed, May 19, 2021

Jun 2021

Fri, May 21, 2021

Wed, Jun 16, 2021

Jul 2021

Fri, Jun 25, 2021

Wed, Jul 21, 2021

Aug 2021

Fri, Jul 23, 2021

Wed, Aug 18, 2021

Sep 2021

Fri, Aug 27, 2021

Wed, Sep 22, 2021 (Rescheduled)

Oct 2021

Fri, Sep 24, 2021

Wed, Oct 20, 2021

Nov 2021

Fri, Oct 22, 2021

Wed, Nov 17, 2021

Dec 2021

Fri, Nov 19, 2021

Wed, Dec 15, 2021

For months not listed above:
Meetings are typically on the third Wednesday of each month.
The deadline is 25 days prior to the meeting date.
Please contact us if you need to confirm a specific date.
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Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 1 of 2)
Subject Property

667 Rockland Ave

Address:

_________________________________________________________________

PIN:

_________________________________________________________________

Current Use:

_________________________________________________________________

12-20-205-012

single family residence

Owner / Title Holder

Joint Ownership (if applicable)

Joseph & Jennifer Zeit

Name:

__________________________

Address:

__________________________

__________________________

667 Rockland Ave

__________________________

Lake Bluff, IL 60044

Phone:
E-mail:

__________________________

__________________________

847-345-7977

__________________________

__________________________

Joe.zeit@gmail.com

Jenn.colette@gmail.com

__________________________

__________________________

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

☐ Partnership

☐ Land Trust

☐ Trust

Applicant (If Different)
Name:

_________________________________________________________________

Address:

_________________________________________________________________

Relationship
to Property:

_________________________________________________________________

Phone:

_________________________________________________________________

E-mail:

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

☐ No

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 2 of 2)
Narrative of Request / Proposed Work:
We are requesting a variance of the side yard setback of the existing non-comforting lot. As the home currently sits it
is
6" over the side yard setback. Reasons for the variance request are as follows; (1) to allow for the proposed 8 foot
_____________________________________________________________________________________
addition to the rear of the home to be flush with the home as it stands currently, (2) to be visually appealing as to not
diminish the curb appeal of the home, (3) to prevent any undue financial hardship of reworking the existing plans, and
_____________________________________________________________________________________
(4) to prevent any further delay in construction timeline.
At
this time we are requesting that a determination on this matter be made final at the initial meeting so are able to
_____________________________________________________________________________________
move forward with construction as soon as we can. We have also been informed that as summer nears the price of
materials is set to increase even more than they already have which would be a significant financial hardship.

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

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

___

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

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

03/17/21

Owner

_________________________________________________________ Date: _______________

Applicant

_________________________________________________________ Date: _______________

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 1 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Practical Difficulty or Hardship: No variation shall be granted pursuant to this section unless the
applicant shall have established that carrying out the strict letter of the provisions of this title would create
a particular hardship or a practical difficulty.
Without the variance we would incur a significant financial hardship to rework plans to move the entire addition of the
house within the conforming area. This would include (1) architectural plans needing to be redrawn at an additional
cost, (2) a second floor bedroom and bathroom would have to be reconfigured, (3) the rood lines would change, (3)
structural changes would have to be made which would require the engineer get involved again, (4) all trades will
have to submit new bids for the changes which will take several more weeks and delay a start date. All of which
would cost us significantly more time and money to address.

Unique Physical Condition: The subject property or structure is exceptional as compared to other lots
and structures subject to the same provision by reason of a unique physical condition, including: a)
presence of an existing use, structure, or sign, whether conforming or nonconforming; b) irregular or
substandard shape or size; c) exceptional topographical features; or d) other extraordinary physical
conditions peculiar to and inherent in the subject property or structure that amount to more than a mere
inconvenience to the owner and that relate to or arise out of the lot or structure rather than the personal
situation of the current owner of the lot or structure.
The subject property is unique because the current home has been over the side yard setback for 70+ years. We are
requesting that in order to make the new addition appealing to the neighborhood that we be allowed to continue the
addition flush with the current home.

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 2 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of
other lots subject to the same provision, nor merely an inability to make more money from the sale of the
subject property; provided, however, that where the standards herein set out exist, the existence of an
economic hardship shall not be a prerequisite to the granting of an authorized variation.
We have spent months designing a home that will blend with the neighborhood and keep the character of the current
home. For several reasons listed below we are not requesting this merely to enjoy some special privilege.
(1) The cost to jut in 4” will affect the concrete, excavation, framing, roofing, gutters, windows, etc. There would also
be additional costs for engineering and architectural fees to re-draw.
(2) Extremely hinder the functionality of the interior, furniture spacing, walk ways, esthetics, etc. The rooms will
become more defined rather than one open space.
(3) There is no effect to the neighbor in any way. In fact we have already spoken to them and have been given
approval from them to move forward with the plans.

Code Purposes: The variation would not result in a use or development of the subject property that
would not be in harmony with the general and specific purposes for which this code and the provision
from which a variation is sought were enacted.
This variance would be in harmony with the current structure as it sits. We would like to continue the structure in line
with what is already in place to make it visually appealing to the surrounding neighborhood.

Public Health And Safety: The variation would not: a) impair an adequate supply of light and air to
adjacent property; b) increase the congestion in public streets unreasonably, or increase parking
requirements on public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety;
e) diminish or impair the value of property within the area surrounding the subject property; or f) in any
other respect impair the public health, safety, comfort, morals, and welfare.
The variation would not effect any of the above. Our neighbors to the North have given their approval of the continued
addition to the rear of the home. Their statement is attached.

Rev. May 2019

ALTA OWNER'S POLICY OF TITLE INSURANCE
Policy Number:

20GST062065LF
Any notice of claim and any other notice or statement in writing required to be given to the Company under this
Policy must be given to the Company at the address shown in Section 18 of the Conditions.
COVERED RISKS
SUBJECT TO THE EXCLUSIONS FROM COVERAGE, THE EXCEPTIONS FROM COVERAGE CONTAINED IN
SCHEDULE B, AND THE CONDITIONS, CHICAGO TITLE INSURANCE COMPANY, a Florida corporation (the
"Company") insures, as of Date of Policy and, to the extent stated in Covered Risks 9 and 10, after Date of Policy, against
loss or damage, not exceeding the Amount of Insurance, sustained or incurred by the Insured by reason of:
1. Title being vested other than as stated in Schedule A.
2. Any defect in or lien or encumbrance on the Title. This Covered Risk includes but is not limited to insurance against
loss from
(a) A defect in the Title caused by
(i) forgery, fraud, undue influence, duress, incompetency, incapacity, or impersonation;
(ii) failure of any person or Entity to have authorized a transfer or conveyance;
(iii) a document affecting Title not properly created, executed, witnessed, sealed, acknowledged, notarized, or
delivered;
(iv) failure to perform those acts necessary to create a document by electronic means authorized by law;
(v) a document executed under a falsified, expired, or otherwise invalid power of attorney;
(vi) a document not properly filed, recorded, or indexed in the Public Records including failure to perform those
acts by electronic means authorized by law; or
(vii) a defective judicial or administrative proceeding.
(b) The lien of real estate taxes or assessments imposed on the Title by a governmental authority due or payable, but
unpaid.
(c) Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the Land. The term "encroachment" includes
encroachments of existing improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.
3. Unmarketable Title.
4. No right of access to and from the Land.
5. The violation or enforcement of any law, ordinance, permit, or governmental regulation (including those relating to
building and zoning) restricting, regulating, prohibiting, or relating to
(a) the occupancy, use, or enjoyment of the Land;
(b) the character, dimensions, or location of any improvement erected on the Land;
(c) the subdivision of land; or
(d) environmental protection
if a notice, describing any part of the Land, is recorded in the Public Records setting forth the violation or intention to
enforce, but only to the extent of the violation or enforcement referred to in that notice.
6. An enforcement action based on the exercise of a governmental police power not covered by Covered Risk 5 if a
notice of the enforcement action, describing any part of the Land, is recorded in the Public Records, but only to the
extent of the enforcement referred to in that notice.
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7. The exercise of the rights of eminent domain if a notice of the exercise, describing any part of the Land, is recorded in
the Public Records.
8. Any taking by a governmental body that has occurred and is binding on the rights of a purchaser for value without
Knowledge.
9. Title being vested other than as stated in Schedule A or being defective
(a) as a result of the avoidance in whole or in part, or from a court order providing an alternative remedy, of a transfer
of all or any part of the title to or any interest in the Land occurring prior to the transaction vesting Title as shown in
Schedule A because that prior transfer constituted a fraudulent or preferential transfer under federal bankruptcy,
state insolvency, or similar creditors' rights laws; or
(b) because the instrument of transfer vesting Title as shown in Schedule A constitutes a preferential transfer under
federal bankruptcy, state insolvency, or similar creditors' rights laws by reason of the failure of its recording in the
Public Records
(i) to be timely, or
(ii) to impart notice of its existence to a purchaser for value or to a judgment or lien creditor.
10. Any defect in or lien or encumbrance on the Title or other matter included in Covered Risks 1 through 9 that has been
created or attached or has been filed or recorded in the Public Records subsequent to Date of Policy and prior to the
recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A.
The Company will also pay the costs, attorneys' fees, and expenses incurred in defense of any matter insured against by
this Policy, but only to the extent provided in the Conditions.
IN WITNESS WHEREOF, CHICAGO TITLE INSURANCE COMPANY has caused this policy to be signed and sealed by
its duly authorized officers.
Chicago Title Insurance Company
By:

Randy Quirk, President
Attest:

Marjorie Nemzura, Secretary
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EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or
damage, costs, attorneys' fees, or expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting,
regulating, prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not
modify or limit the coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under
Covered Risk 6.
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured
Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured
Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided
under Covered Risk 9 and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the
transaction vesting the Title as shown in Schedule A, is
(a) a fraudulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.
5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching
between Date of Policy and the date of recording of the deed or other instrument of transfer in the Public Records that
vests Title as shown in Schedule A.
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Issued By: Craig D. Pierson
33 N Waukegan Rd, Suite 105
Lake Bluff, IL 60044

SCHEDULE A
Address Reference: 667 Rockland Ave, Lake Bluff, IL 60044
Date of Policy

Amount of Insurance

December 7, 2020

$315,000.00

1. Name of Insured:
Joseph Douglas Zeit and Jennifer C. Zeit
2. The estate or interest in the Land that is insured by this policy is:
Fee Simple
3. Title is vested in:
Joseph Douglas Zeit and Jennifer C. Zeit, not as joint tenants, but as tenants by the entirety
4. The Land referred to in this policy is described as follows:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF
THIS POLICY VALID ONLY IF SCHEDULE B IS ATTACHED
END OF SCHEDULE A
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EXHIBIT "A"
Legal Description
Lot 16 in Fairlawn, a Subdivision of part of Rockland, a Subdivision in Section 20, Township 44 North,
Range 12, East of the Third Principal Meridian, according to the Plat thereof recorded June 9, 1925 as
document 258934, in Book "0" of Plats, Page 11, in Lake County, Illinois.
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SCHEDULE B
EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees or expenses that
arise by reason of:
1.

Rights or claims of parties in possession not shown by Public Records.

2.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the title that
would be disclosed by an accurate and complete land survey of the Land.

3.

Easements, or claims of easements, not shown by the Public Records.

4.

Any lien, or right to a lien, for services, labor or material heretofore or hereafter furnished, imposed by law
and not shown by the Public Records.

5.

Taxes or special assessments which are not shown as existing liens by the Public Records.

6.

Taxes for the years 2019 and 2020.
Taxes for the year 2019 may be paid in four installments.
½ of the first installment amounting to $1,878.10 is paid of record.
Second ½ of the first installment amounting to $1,878.09 is paid of record.
½ of the second installment amounting to $1,878.10 is paid of record.
Second ½ of the second installment amounting to $1,878.09 is paid
Taxes for the year 2020 are not yet due and payable.
Permanent Tax No.: 12-20-205-012

7.

A mortgage to secure an indebtedness as shown below,
Amount:
$236,250.00
Dated:
October 30, 2020
Mortgagor:
Joseph Douglas Zeit and Jennifer C. Zeit, husband and wife
Mortgagee:
U.S. Bank National Association,
Loan No.:
2201195643
Recording Date:December 7, 2020
Recording No.: 7723968
END OF SCHEDULE B

Title Insurance Agent:
Craig D. Pierson
33 N Waukegan Rd, Suite 105
Lake Bluff, IL 60044
Phone: (847)234-0099
Fax:
(847)735-9038
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CONDITIONS

1.

DEFINITION OF TERMS
The following terms when used in this policy mean:
(a)

"Amount of Insurance": The amount stated in Schedule A, as may be increased or decreased by endorsement to this policy, increased by
Section 8(b), or decreased by Sections 10 and 11 of these Conditions.

(b)

"Date of Policy": The date designated as "Date of Policy" in Schedule A.

(c)

"Entity": A corporation, partnership, trust, limited liability company, or other similar legal entity.

(d)

"Insured": The Insured named in Schedule A.
(i)

The term "Insured" also includes
(A) successors to the Title of the Insured by operation of law as distinguished from purchase, including heirs, devisees, survivors,
personal representatives, or next of kin;
(B) successors to an Insured by dissolution, merger, consolidation, distribution, or reorganization;
(C) successors to an Insured by its conversion to another kind of Entity;
(D) a grantee of an Insured under a deed delivered without payment of actual valuable consideration conveying the Title

(ii)

2.

(1)

if the stock, shares, memberships, or other equity interests of the grantee are wholly-owned by the named Insured,

(2)

if the grantee wholly owns the named Insured,

(3)

if the grantee is wholly-owned by an affiliated Entity of the named Insured, provided the affiliated Entity and the named Insured
are both wholly-owned by the same person or Entity, or

(4)

if the grantee is a trustee or beneficiary of a trust created by a written instrument established by the Insured named in
Schedule A for estate planning purposes.

With regard to (A), (B), (C), and (D) reserving, however, all rights and defenses as to any successor that the Company would have had
against any predecessor Insured.

(e)

"Insured Claimant": An Insured claiming loss or damage.

(f)

"Knowledge" or "Known": Actual knowledge, not constructive knowledge or notice that may be imputed to an Insured by reason of the Public
Records or any other records that impart constructive notice of matters affecting the Title.

(g)

"Land": The land described in Schedule A, and affixed improvements that by law constitute real property. The term "Land" does not include
any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or easement in abutting streets, roads,
avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent that a right of access to and from the Land is insured
by this policy.

(h)

"Mortgage": Mortgage, deed of trust, trust deed, or other security instrument, including one evidenced by electronic means authorized by law.

(i)

"Public Records": Records established under state statutes at Date of Policy for the purpose of imparting constructive notice of matters
relating to real property to purchasers for value and without Knowledge. With respect to Covered Risk 5(d), "Public Records" shall also
include environmental protection liens filed in the records of the clerk of the United States District Court for the district where the Land is
located.

(j)

"Title": The estate or interest described in Schedule A.

(k)

"Unmarketable Title": Title affected by an alleged or apparent matter that would permit a prospective purchaser or lessee of the Title or
lender on the Title to be released from the obligation to purchase, lease, or lend if there is a contractual condition requiring the delivery of
marketable title.

CONTINUATION OF INSURANCE
The coverage of this policy shall continue in force as of Date of Policy in favor of an Insured, but only so long as the Insured retains an estate or
interest in the Land, or holds an obligation secured by a purchase money Mortgage given by a purchaser from the Insured, or only so long as the
Insured shall have liability by reason of warranties in any transfer or conveyance of the Title. This policy shall not continue in force in favor of any
purchaser from the Insured of either (i) an estate or interest in the Land, or (ii) an obligation secured by a purchase money Mortgage given to the
Insured.

3.

NOTICE OF CLAIM TO BE GIVEN BY INSURED CLAIMANT
The Insured shall notify the Company promptly in writing (i) in case of any litigation as set forth in Section 5(a) of these Conditions, (ii) in case
Knowledge shall come to an Insured hereunder of any claim of title or interest that is adverse to the Title, as insured, and that might cause loss or
damage for which the Company may be liable by virtue of this policy, or (iii) if the Title, as insured, is rejected as Unmarketable Title. If the
Company is prejudiced by the failure of the Insured Claimant to provide prompt notice, the Company's liability to the Insured Claimant under the
policy shall be reduced to the extent of the prejudice.

4.

PROOF OF LOSS
In the event the Company is unable to determine the amount of loss or damage, the Company may, at its option, require as a condition of payment
that the Insured Claimant furnish a signed proof of loss. The proof of loss must describe the defect, lien, encumbrance, or other matter insured
against by this policy that constitutes the basis of loss or damage and shall state, to the extent possible, the basis of calculating the amount of the
loss or damage.
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(continued)

5.

6.

7.

DEFENSE AND PROSECUTION OF ACTIONS
(a)

Upon written request by the Insured, and subject to the options contained in Section 7 of these Conditions, the Company, at its own cost and
without unreasonable delay, shall provide for the defense of an Insured in litigation in which any third party asserts a claim covered by this
policy adverse to the Insured. This obligation is limited to only those stated causes of action alleging matters insured against by this policy.
The Company shall have the right to select counsel of its choice (subject to the right of the Insured to object for reasonable cause) to
represent the Insured as to those stated causes of action. It shall not be liable for and will not pay the fees of any other counsel. The
Company will not pay any fees, costs, or expenses incurred by the Insured in the defense of those causes of action that allege matters not
insured against by this policy.

(b)

The Company shall have the right, in addition to the options contained in Section 7 of these Conditions, at its own cost, to institute and
prosecute any action or proceeding or to do any other act that in its opinion may be necessary or desirable to establish the Title, as insured,
or to prevent or reduce loss or damage to the Insured. The Company may take any appropriate action under the terms of this policy, whether
or not it shall be liable to the Insured. The exercise of these rights shall not be an admission of liability or waiver of any provision of this
policy. If the Company exercises its rights under this subsection, it must do so diligently.

(c)

Whenever the Company brings an action or asserts a defense as required or permitted by this policy, the Company may pursue the litigation
to a final determination by a court of competent jurisdiction, and it expressly reserves the right, in its sole discretion, to appeal from any
adverse judgment or order.

DUTY OF INSURED CLAIMANT TO COOPERATE
(a)

In all cases where this policy permits or requires the Company to prosecute or provide for the defense of any action or proceeding and any
appeals, the Insured shall secure to the Company the right to so prosecute or provide defense in the action or proceeding, including the right
to use, at its option, the name of the Insured for this purpose. Whenever requested by the Company, the Insured, at the Company's expense,
shall give the Company all reasonable aid (i) in securing evidence, obtaining witnesses, prosecuting or defending the action or proceeding, or
effecting settlement, and (ii) in any other lawful act that in the opinion of the Company may be necessary or desirable to establish the Title or
any other matter as insured. If the Company is prejudiced by the failure of the Insured to furnish the required cooperation, the Company's
obligations to the Insured under the policy shall terminate, including any liability or obligation to defend, prosecute, or continue any litigation,
with regard to the matter or matters requiring such cooperation.

(b)

The Company may reasonably require the Insured Claimant to submit to examination under oath by any authorized representative of the
Company and to produce for examination, inspection, and copying, at such reasonable times and places as may be designated by the
authorized representative of the Company, all records, in whatever medium maintained, including books, ledgers, checks, memoranda,
correspondence, reports, e-mails, disks, tapes, and videos whether bearing a date before or after Date of Policy, that reasonably pertain to
the loss or damage. Further, if requested by any authorized representative of the Company, the Insured Claimant shall grant its permission,
in writing, for any authorized representative of the Company to examine, inspect, and copy all of these records in the custody or control of a
third party that reasonably pertain to the loss or damage. All information designated as confidential by the Insured Claimant provided to the
Company pursuant to this Section shall not be disclosed to others unless, in the reasonable judgment of the Company, it is necessary in the
administration of the claim. Failure of the Insured Claimant to submit for examination under oath, produce any reasonably requested
information, or grant permission to secure reasonably necessary information from third parties as required in this subsection, unless
prohibited by law or governmental regulation, shall terminate any liability of the Company under this policy as to that claim.

OPTIONS TO PAY OR OTHERWISE SETTLE CLAIMS; TERMINATION OF LIABILITY
In case of a claim under this policy, the Company shall have the following additional options:
(a)

To Pay or Tender Payment of the Amount of Insurance.
To pay or tender payment of the Amount of Insurance under this policy together with any costs, attorneys' fees, and expenses incurred by the
Insured Claimant that were authorized by the Company up to the time of payment or tender of payment and that the Company is obligated
to pay.
Upon the exercise by the Company of this option, all liability and obligations of the Company to the Insured under this policy, other than to
make the payment required in this subsection, shall terminate, including any liability or obligation to defend, prosecute, or continue any
litigation.

(b)

To Pay or Otherwise Settle With Parties Other Than the Insured or With the Insured Claimant.
(i)

to pay or otherwise settle with other parties for or in the name of an Insured Claimant any claim insured against under this policy. In
addition, the Company will pay any costs, attorneys' fees, and expenses incurred by the Insured Claimant that were authorized by the
Company up to the time of payment and that the Company is obligated to pay; or

(ii)

to pay or otherwise settle with the Insured Claimant the loss or damage provided for under this policy, together with any costs, attorneys'
fees, and expenses incurred by the Insured Claimant that were authorized by the Company up to the time of payment and that the
Company is obligated to pay.

Upon the exercise by the Company of either of the options provided for in subsections (b)(i) or (ii), the Company's obligations to the Insured
under this policy for the claimed loss or damage, other than the payments required to be made, shall terminate, including any liability or
obligation to defend, prosecute, or continue any litigation.

8.

DETERMINATION AND EXTENT OF LIABILITY
This policy is a contract of indemnity against actual monetary loss or damage sustained or incurred by the Insured Claimant who has suffered loss
or damage by reason of matters insured against by this policy.
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(continued)

(a)

(b)

(c)

9.

The extent of liability of the Company for loss or damage under this policy shall not exceed the lesser of
(i)

the Amount of Insurance; or

(ii)

the difference between the value of the Title as insured and the value of the Title subject to the risk insured against by this policy.

If the Company pursues its rights under Section 5 of these Conditions and is unsuccessful in establishing the Title, as insured,
(i)

the Amount of Insurance shall be increased by Ten percent (10%), and

(ii)

the Insured Claimant shall have the right to have the loss or damage determined either as of the date the claim was made by the
Insured Claimant or as of the date it is settled and paid.

In addition to the extent of liability under (a) and (b), the Company will also pay those costs, attorneys' fees, and expenses incurred in
accordance with Sections 5 and 7 of these Conditions.

LIMITATION OF LIABILITY
(a)

If the Company establishes the Title, or removes the alleged defect, lien, or encumbrance, or cures the lack of a right of access to or from the
Land, or cures the claim of Unmarketable Title, all as insured, in a reasonably diligent manner by any method, including litigation and the
completion of any appeals, it shall have fully performed its obligations with respect to that matter and shall not be liable for any loss or
damage caused to the Insured.

(b)

In the event of any litigation, including litigation by the Company or with the Company's consent, the Company shall have no liability for loss
or damage until there has been a final determination by a court of competent jurisdiction, and disposition of all appeals, adverse to the Title,
as insured.

(c)

The Company shall not be liable for loss or damage to the Insured for liability voluntarily assumed by the Insured in settling any claim or suit
without the prior written consent of the Company.

10. REDUCTION OF INSURANCE; REDUCTION OR TERMINATION OF LIABILITY
All payments under this policy, except payments made for costs, attorneys' fees, and expenses, shall reduce the Amount of Insurance by the
amount of the payment.

11. LIABILITY NONCUMULATIVE
The Amount of Insurance shall be reduced by any amount the Company pays under any policy insuring a Mortgage to which exception is taken in
Schedule B or to which the Insured has agreed, assumed, or taken subject, or which is executed by an Insured after Date of Policy and which is a
charge or lien on the Title, and the amount so paid shall be deemed a payment to the Insured under this policy.

12. PAYMENT OF LOSS
When liability and the extent of loss or damage have been definitely fixed in accordance with these Conditions, the payment shall be made within
thirty (30) days.

13. RIGHTS OF RECOVERY UPON PAYMENT OR SETTLEMENT
(a)

Whenever the Company shall have settled and paid a claim under this policy, it shall be subrogated and entitled to the rights of the Insured
Claimant in the Title and all other rights and remedies in respect to the claim that the Insured Claimant has against any person or property, to
the extent of the amount of any loss, costs, attorneys' fees, and expenses paid by the Company. If requested by the Company, the Insured
Claimant shall execute documents to evidence the transfer to the Company of these rights and remedies. The Insured Claimant shall permit
the Company to sue, compromise, or settle in the name of the Insured Claimant and to use the name of the Insured Claimant in any
transaction or litigation involving these rights and remedies.
If a payment on account of a claim does not fully cover the loss of the Insured Claimant, the Company shall defer the exercise of its right to
recover until after the Insured Claimant shall have recovered its loss.

(b)

The Company's right of subrogation includes the rights of the Insured to indemnities, guaranties, other policies of insurance, or bonds,
notwithstanding any terms or conditions contained in those instruments that address subrogation rights.

14. ARBITRATION
Either the Company or the Insured may demand that the claim or controversy shall be submitted to arbitration pursuant to the Title Insurance
Arbitration Rules of the American Land Title Association ("Rules"). Except as provided in the Rules, there shall be no joinder or consolidation with
claims or controversies of other persons. Arbitrable matters may include, but are not limited to, any controversy or claim between the Company
and the Insured arising out of or relating to this policy, any service in connection with its issuance or the breach of a policy provision, or to any
other controversy or claim arising out of the transaction giving rise to this policy. All arbitrable matters when the Amount of Insurance is Two
Million and No/100 Dollars ($2,000,000) or less shall be arbitrated at the option of either the Company or the Insured. All arbitrable matters when
the Amount of Insurance is in excess of Two Million and No/100 Dollars ($2,000,000) shall be arbitrated only when agreed to by both the Company
and the Insured. Arbitration pursuant to this policy and under the Rules shall be binding upon the parties. Judgment upon the award rendered by
the Arbitrator(s) may be entered in any court of competent jurisdiction.

15. LIABILITY LIMITED TO THIS POLICY; POLICY ENTIRE CONTRACT
(a)

This policy together with all endorsements, if any, attached to it by the Company is the entire policy and contract between the Insured and the
Company. In interpreting any provision of this policy, this policy shall be construed as a whole.

(b)

Any claim of loss or damage that arises out of the status of the Title or by any action asserting such claim shall be restricted to this policy.

(c)

Any amendment of or endorsement to this policy must be in writing and authenticated by an authorized person, or expressly incorporated by
Schedule A of this policy.

Copyright American Land Title Association. All rights reserved.
The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as
of the date of use. All other uses are prohibited. Reprinted under license from the American Land Title Association.
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CHICAGO TITLE INSURANCE COMPANY

OWNER'S POLICY NO. 20GST062065LF
(continued)

(d)

Each endorsement to this policy issued at any time is made a part of this policy and is subject to all of its terms and provisions. Except as
the endorsement expressly states, it does not (i) modify any of the terms and provisions of the policy, (ii) modify any prior endorsement,
(iii) extend the Date of Policy, or (iv) increase the Amount of Insurance.

16. SEVERABILITY
In the event any provision of this policy, in whole or in part, is held invalid or unenforceable under applicable law, the policy shall be deemed not to
include that provision or such part held to be invalid, but all other provisions shall remain in full force and effect.

17. CHOICE OF LAW; FORUM
(a)

Choice of Law: The Insured acknowledges the Company has underwritten the risks covered by this policy and determined the premium
charged therefor in reliance upon the law affecting interests in real property and applicable to the interpretation, rights, remedies, or
enforcement of policies of title insurance of the jurisdiction where the Land is located.
Therefore, the court or an arbitrator shall apply the law of the jurisdiction where the Land is located to determine the validity of claims against
the Title that are adverse to the Insured and to interpret and enforce the terms of this policy. In neither case shall the court or arbitrator apply
its conflicts of law principles to determine the applicable law.

(b)

Choice of Forum: Any litigation or other proceeding brought by the Insured against the Company must be filed only in a state or federal court
within the United States of America or its territories having appropriate jurisdiction.

18. NOTICES, WHERE SENT
Any notice of claim and any other notice or statement in writing required to be given to the Company under this policy must be given to the
Company at:
Chicago Title Insurance Company
P.O. Box 45023
Jacksonville, FL 32232-5023
Attn: Claims Department

END OF CONDITIONS

Copyright American Land Title Association. All rights reserved.
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ENDORSEMENT - SE 287

POLICY MODIFICATION
Attached to Policy Number:

Issued By:

20GST062065LF

General Exception number(s) 1-5 of Schedule B of this policy are hereby deleted.
This endorsement is issued as part of the policy. Except as it expressly states, it does not (i) modify any of the terms and
provisions of the policy, (ii) modify any prior endorsements, (iii) extend the Date of Policy, or (iv) increase the Amount of
Insurance. To the extent a provision of the policy or a previous endorsement is inconsistent with an express provision of
this endorsement, this endorsement controls. Otherwise, this endorsement is subject to all of the terms and provisions of
the policy and of any prior endorsements.
Chicago Title Insurance Company
Dated: December 7, 2020

SE 287-Policy Modification 4
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Glen Cole
From:
Sent:
To:
Subject:

Brad Andersen <homes@lakebluff.realestate>
Wednesday, April 7, 2021 4:37 PM
Glen Cole; Village of Lake Bluff
Variation Request, 667 Rockland

Glen,
Please forward to the PCZBA:
Chairperson and Members of the PCZBA,
I am writing this note in support of granting a variance for Joseph and Jennifer Zeit who own the home at
667 Rockland. I have reviewed their plans and have also been through the house. I feel the improvements they
are contemplating more than justify their very small request for relief. The subject property has been neglected
by previous owners and I am excited to see improvements. As an owner of a home in the neighborhood, I
believe the wonderful renovations planned will enhance and elevate the ambiance of the entire neighborhood. It
is a blessing to see a young family moving in. Thank you for your consideration.
Brad W.Andersen, Owner
623 Lincoln, Lake Bluff
847-650-3456
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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:

April 16, 2021

SUBJECT:

Agenda Item #5 – A Public Hearing for 544 E. Washington Avenue

Assistant to the Village Administrator
Administrative Intern

Applicant Information:
(jointly, ‘‘Applicant’’)

Hans and Jennie Bodine

Purpose:

Allow the conversion of a two-story great room to create additional
floor area on the second floor.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

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

April 6, 2021
April 6, 2021

(Variations)
(Floor Area Ratio)

Summary and Background Information
On March 22, 2021, the Village of Lake Bluff received a zoning variation application from Hans and
Jennie Bodine (jointly, “Applicant”) for a floor area ratio variation necessary to expend the existing second
floor of the single-family residence located at 544 E. Washington Avenue. The proposed addition is to
build two additional bedrooms and bathrooms on the second floor. The improvement will be on the
northerly side of the home and the dimensions of the proposed addition is 362 sq. ft. The addition is within
the existing roofline as it encloses the upper story of the existing Great Room, which spans two stories.
Exterior alterations would add two new dormers.
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10-5-6

FLOOR AREA RATIO
Required

Provided

Difference

Existing

4,002.91 sq. ft.

3,810 sq. ft.

192.91 sq. ft. (~4.82%)

Proposed

4,364.91 sq. ft.

3,810 sq. ft.

554.91 sq. ft. (~14.5%)

The Property’s current floor area ratio is already non-compliant by approximately 4.82% and the proposed
addition would result in the floor area ratio exceeding what is currently allowed by the zoning ordinance
by approximately 14.5%. This is less than 25% of the applicable standard, which means that the PCZBA
has the authority to grant or deny the variation.
Village Code - Variations - Standards for Variations
The Applicant has provided statements addressing the standards for variation in the attached application.
The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the standards
for variation prescribed by the Zoning Regulations.
10-2-4

VARIATIONS

B. Standards For Variations: Notwithstanding any other provision of this section, no variation shall be granted
pursuant to this section unless the applicant shall have established that carrying out the strict letter of the provisions
of this title would create a particular hardship or a practical difficulty. Such a showing shall require proof that the
variation being sought satisfies each of the following standards:
1. Unique Physical Condition: The subject property or structure is exceptional as compared to other lots
and structures subject to the same provision by reason of a unique physical condition, including: a) presence
of an existing use, structure, or sign, whether conforming or nonconforming; b) irregular or substandard
shape or size; c) exceptional topographical features; or d) other extraordinary physical conditions peculiar to
and inherent in the subject property or structure that amount to more than a mere inconvenience to the owner
and that relate to or arise out of the lot or structure rather than the personal situation of the current owner of
the lot or structure.
2. Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of other
lots subject to the same provision, nor merely an inability to make more money from the sale of the subject
property; provided, however, that where the standards herein set out exist, the existence of an economic
hardship shall not be a prerequisite to the granting of an authorized variation.
3. Code Purposes: The variation would not result in a use or development of the subject property that would
not be in harmony with the general and specific purposes for which this code and the provision from which
a variation is sought were enacted.
4. Public Health And Safety: The variation would not: a) impair an adequate supply of light and air to
adjacent property; b) increase the congestion in public streets unreasonably, or increase parking requirements
on public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety; e) diminish or
impair the value of property within the area surrounding the subject property; or f) in any other respect impair
the public health, safety, comfort, morals, and welfare.
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Village Code - Variations --- Protective Conditions
The PCZBA may also impose protective conditions and limitations tied to the relief.
10-2-4

VARIATIONS

C. Conditions On Variations: The PCZBA or the village board, whichever body has the final authority to grant the
variation pursuant to subsection A of this section, may impose, and the PCZBA, if it is a recommending body
pursuant to subsection A2 of this section, may recommend the imposition of such specific conditions and limitations
concerning use, construction, character, location, landscaping, screening, and other matters relating to the purposes
and objectives of this title upon the premises benefited by a variation as may be necessary or appropriate to prevent
or minimize adverse effects upon other property and improvements in the vicinity of the subject property or upon
public facilities and services. Such conditions shall be expressly set forth in the resolution or ordinance granting the
variation. Violation of any such condition or limitation shall be a violation of this code and shall constitute grounds
for revocation of the variation.

Recommendation
After commencing the public hearing on the requested variation, the PCZBA should take one of the
following actions:
•

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

•

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

Attachments
• A copy of the Applicant’s application with supporting documentation.
• Draft order of approval.
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CASE PZE2021-0004 – 544 E. Washington Avenue
APPROVAL ORDER

STATE OF ILLINOIS

)
)

COUNTY OF LAKE

SS.

)

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

IN THE MATTER OF THE APPEAL OF
APPEAL NO. PZE2021-0004

Hans and Jennie Bodine
FOR VARIATION

A P P R O V A L

O R D E R

A N D

R E S O L U T I O N

This order and resolution (“Order”) concerns the application of Hans and Jennie Bodine (jointly,
“Applicant”) for the variation described herein benefitting the property described herein. The Joint Plan
Commission and Zoning Board of Appeals of the Village of Lake Bluff (“PCZBA”), being duly advised in
the premises, MAKES THE FOLLOWING FINDINGS OF FACTS:
1.
The Property that is the subject of this Order is commonly known as 544 E. Washington
Avenue, Lake Bluff, Illinois and legally described on Exhibit A attached to this Order (“Property”).
2.

The Property is improved with a single-family residential structure.

3.
The Property is located within the R-2 Zoning District of the Village, as established by
Title 10 of the Lake Bluff Municipal Code (“Zoning Ordinance”).

CASE PZE2021-0004 – 544 E. Washington Avenue
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4.
The Applicant sought a 554.91 square foot variation from Section 10-5-6 of the Zoning
Ordinance (“Variation”) in order to construct an approximately 362 square foot addition to the
second floor of an existing non-conforming structure on the Property (“Improvement”)
5.
Notice of the hearing was duly published in the Lake County News-Sun, a newspaper of
general circulation, and served upon the adjacent and adjoining property owners, in accordance
with Section 10-2-4 of the Zoning Ordinance and applicable law.
6.
The application was heard by the PCZBA at a public hearing of the PCZBA held virtually
due to the COVID-19 pandemic and simulcast in the Lake Bluff Village Hall on April 21, 2021 as
provided by law.
7.
The PCZBA has jurisdiction pursuant to Sections 10-2-2 and 10-2-4 of the Zoning
Ordinance and Section 2-5-2 of the Lake Bluff Municipal Code (“Village Code”) to hear and
determine the Applicant’s request for the Variation.
8.

The Applicant entered into the record sufficient evidence of ownership of the Property.

9.
After the conclusion of the public hearing, the PCZBA found that the requested Variation
satisfies all of the standards set forth in Section 10-2-4(B) of the Zoning Ordinance.
10.
After the conclusion of the public hearing the PCZBA granted the application for the
Variation, by a concurring vote of not less than four members of the PCZBA as set forth in Section
10-2-4(A)(1) of the Zoning Ordinance.
IT IS, THEREFORE, ORDERED AND RESOLVED AS FOLLOWS:
A.
Subject to and contingent upon the conditions, restrictions, and provisions set forth in
Section B of this Order, the Applicant’s request for the Variation for the Property shall be, and is hereby,
approved for the reasons set forth in this Order. The Applicant is granted a variation from Section 10-5-6,
Floor Area Ratio, of 554.91 square feet or 14.5% in order to construct the Improvement.
B.
Notwithstanding any use or development right that may be applicable or available pursuant
to the provisions of the Zoning Ordinance, or any other rights the Applicant may have, the Variation granted
in Section A of this Order shall be, and are hereby, expressly subject to and contingent upon the
construction, use, and maintenance of the Property in compliance with each and all of the following
conditions:
i.

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

ii. Except for minor changes and site work approved by the Building Commissioner or the
Village Engineer (for matters within their respective permitting authorities) in accordance
with all applicable Village standards, the construction, development, use, operation, and
maintenance of the Property shall substantially comply with the Permit Plan prepared by
Matthew Kerouac Architect, LTD dated March 2, 2021.
C.
The Applicant shall permit a copy of this Order to be recorded against the Property in the
office of the Lake County Recorder of Deeds and shall reimburse the Village for all recording costs. This
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Order and the privileges, obligations, and provisions contained herein shall inure solely to the benefit of,
and be binding upon, the Applicant and their heirs, personal representatives, successors and assigns.
E.
As set forth in Section 10-2-4(F) of the Zoning Ordinance, this Order shall be valid for a
period not to exceed 12 months from the date hereof, unless, within such period and in accordance with this
Order, the Applicant commences erection or alteration of a building or structure, pursuant to a valid building
permit for construction on the Property. In the event that the Applicant obtains a building permit in
furtherance of the Variation granted pursuant to this Order, the Applicant shall prosecute all work
authorized by the building permit to completion without unnecessary delay.
F.
Upon the failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Order, in addition to all other remedies available to the Village, the
Variation granted pursuant to this Order shall, at the sole discretion of the PCZBA, by order duly adopted,
be revoked and become null and void; provided, however, that the PCZBA may not so revoke the Variation
unless it shall first provide the Applicant with two months advance written notice of the reasons for
revocation and an opportunity to be heard at a regular meeting of the PCZBA. In the event of revocation,
the development and use of the Property shall be governed solely by the applicable regulations of the Zoning
Ordinance.
G.
The Variation granted pursuant to this Order shall apply and be limited only to the proposed
work specifically depicted on the Images to Support Variance Application prepared by Matthew Kerouac
Architect, LTD dated March 2, 2021. No future alterations or modifications may be made that exceed the
applicable restrictions set forth in the Zoning Ordinance without first obtaining Village approval in
accordance with the applicable provisions of the Zoning Ordinance. All other structures and portions of
structures on, and portions of, the Property shall comply with the applicable restrictions set forth in the
Zoning Ordinance and the Village Code.
H.
This Ordinance will be effective only upon the occurrence of the filing by the Applicant
with the Village Clerk, for recording in the Office of the Lake County Recorder of Deeds, of an
unconditional agreement and consent to accept and abide by each and all of the terms, conditions, and
limitations set forth in this Order. The unconditional agreement and consent must be executed and filed
with the Village Clerk within 60 days after the adoption of the Order. The unconditional agreement and
consent must be substantially in the form attached hereto and incorporated herein as Exhibit C.

Order approved on April 21, 2021.

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

By:
Gary Peters, Chairman
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EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY
LOT 1 IN BIRCH ROAD SUBDIVISION, BEING A SUBDIVISION OF PART OF THE NORTHEAST ¼ OF
SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF RECORDED MARCH 11, 1954 AS DOCUMENT 818184, IN BOOK
1233 OF RECORDS, PAGE 229, AND CERTIFICATE OF CORRECTION RECORDED OCTOBER 7, 1954 AS
DOCUMENT 840397, IN LAKE COUNTY, ILLINOIS.

Commonly known as 544 E. Washington Avenue, Lake Bluff, Illinois
PIN: 12-21-203-007
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EXHIBIT B
PLANS AND APPLICATION
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EXHIBIT C
APPLICANT’S UNCONDITIONAL AGREEMENT AND CONSENT
TO:

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

WHEREAS, Hans and Jennie Bodine (jointly, “Owner”) are the owners of the property
located at 544 E. Washington Avenue in the Village, which is within the Village's R-2 Residence District
and is legally described on the attached Exhibit A (“Subject Property”); and
WHEREAS, the Applicant sought a 554.91 square foot variation from Section 10-5-6 of
the Zoning Ordinance (“Variation”) in order to construct an approximately 362 square foot addition to the
second floor of an existing non-conforming structure on the Property (“Improvement”); and
WHEREAS, an Approval Order adopted by the Joint Plan Commission and Zoning Board
of Appeals of the Village of Lake Bluff on April 21, 2021 pursuant to Section 10-2-4(A)(1) of the Village’s
Zoning Regulations (“Approval Order”) grants the Variation for the Subject Property, subject to certain
modifications, conditions, restrictions, and provisions; and
WHEREAS, the Approval Order requires that the Applicant file with the Village Clerk,
within 60 days following the adoption of the Approval Order, its unconditional agreement and consent to
accept and abide by each of the terms, conditions and limitations set forth in said Approval Order;
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and abide by
all of the terms, conditions, restrictions, and provisions of the Approval Order.
2.
The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Approval Order, has considered the possibility of the
revocation provided for in the Approval Order, and agrees not to challenge any such revocation on the
grounds of any procedural infirmity or a denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will not be, in
any way, liable for any damages or injuries that may be sustained as a result of the Village’s issuance of
any permits for the Improvements or for the use of the Subject Property, including, without limitation, the
variation granted in the Approval Order, and that the Village’s issuance of any such permits does not, and
will not, in any way, be deemed to insure the Applicant against damage or injury of any kind and at any
time.
4.
The Applicant agrees to and does hereby hold harmless, indemnify and defend the
Village, the Village’s corporate authorities, and all Village elected and appointed officials, officers,
employees, agents, representatives, and attorneys, from any and all injuries, damages, claims, liabilities,
demands, causes of action, losses, suits, expenses, liabilities, and judgments of any and all nature and kind
whatsoever, including without limitation costs, expenses, and attorneys’ fees, arising out of, occasioned by,
connected with, or in any way attributable to, the operation and use of the Subject Property, the
Improvements, or the Village’s adoption of the Approval Order.
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Dated: ____________, 2021.
ATTEST:

HANS BODINE

By:

By:

ATTEST:

JENNIE BODINE

By:

By:

DRAWING LIST
G-1

COVER SHEET, SITE PLAN, GENERAL NOTES AND CONDITIONS, DRAWING LIST,
ZONING DATA, SIGNED NOTE, SPECIAL SAFETY NOTE

A-1
A-2
A-3
A-4
A-5
A-6
A-7
A-8
A-9
A-10
A-11
A-12
A-13
A-14
A-15

BASEMENT EXISTING/DEMOLITION PLAN, DEMOLITION NOTES
FIRST FLOOR EXISTING/DEMOLITION PLAN, DEMOLITION NOTES
SECOND FLOOR EXISTING/DEMOLITION PLAN, DEMOLITION NOTES
BASEMENT PLAN, NOTES, FINISH SPECIFICATIONS
FIRST FLOOR PLAN, NOTES, LIGHT AND VENTILATION SCHEDULE
SECOND FLOOR PLAN, NOTES
ROOF PLAN
EXTERIOR ELEVATIONS, MATERIAL LEGEND, WINDOW SCHEDULE
EXTERIOR ELEVATIONS, MATERIAL LEGEND
EXTERIOR ELEVATIONS, MATERIAL LEGEND
ROOM FINISH SCHEDULE AND SPECIFICATIONS, DOOR SCHEDULE, DOOR TYPES, PARTITION TYPES
FRAMING PLANS, FRAMING SCHEDULE
SECTION, FRAMING NOTES, INSULATION AND WATERPROOFING NOTES
PARTIAL SECTION
SECTIONS

E-1
E-1
E-2
E-3

ELECTRICAL NOTES, ELECTRICAL LEGEND, LIGHT FIXTURE SCHEDULE
BASEMENT ELECTRICAL PLAN,
FIRST FLOOR ELECTRICAL PLAN
SECOND FLOOR ELECTRICAL PLAN

P-1

PLUMBING SPECIFICATIONS AND NOTES, PLUMBING FIXTURE/EQUIPMENT SCHEDULES, PLUMBING
RISER DIAGRAMS

SP-1

PROJECT SPECIFICATIONS

ZONING DATA
ZONING DISTRICT – R2
LOT AREA
ALLOWABLE FAR

= 10,050.00 S.F.
= 3,810.00 S.F.

EXISTING FLOOR AREA
CELLAR
FIRST FLOOR
SECOND FLOOR
GARAGE
PORCHES
SUBTOTAL

= N/A
= 1,701.78 S.F.
= 1,469.81 S.F.
=
831.32 S.F.
=
268.00 S.F.
4,270.91 S.F.

EXEMPTIONS
PORCH BONUS
TOTAL EXCLUSIONS

=

EXISTING FLOOR AREA

=

268.00 S.F.
268.00 S.F.
4,002.91 S.F. (PRE-EXISTING NON-CONFORMING)

PROPOSED FLOOR AREA
PROPOSED SECOND FLOOR
PROPOSED SUBTOTAL

=

35.00 S.F.
35.00 S.F.

PROPOSED TOTAL FLOOR AREA

= 4,037.91 S.F.
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DATE
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ZBA APPLICATION

FIRST FLOOR EXISTING PLAN
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2
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WIC
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1
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DATE
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03.02.21

REVIEW

03.22.21

ZBA APPLICATION
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DATE
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ZBA APPLICATION
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EXISTING ROOF PLAN
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DATE:
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ZBA APPLICATION
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DATE:

03.02.21
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60044
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MJKEROUAC@YAHOO.COM

1

EXISTING EXTERIOR ELEVATION - NORTH
1/4" = 1'-0"
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2
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DATE
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03.02.21

REVIEW

03.22.21

ZBA APPLICATION

EXISTING EXTERIOR ELEVATIONS
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DATE:
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2
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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

DATE:

April 16, 2020

SUBJECT:

Agenda Item #6 – Accessory Dwelling Unit Workshop

Assistant to the Village Administrator

Introduction
At its meetings in July, August, and September 2020, and March 2021, 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 single-family residence. They are commonly called “granny flats” or “in-law
suites.”
At its March meeting, the PCZBA reviewed a series of three case studies or prototypes illustrating how
the PCZBA’s draft regulations (attached) could be used in three different areas of the Village.
Architectural Board of Review Discussion
As discussed with the PCZBA, Valerie Berstene and Staff repeated Valerie’s March presentation with
the ABR at its April meeting. The highlights of that meeting include the following:
•

Height. If the height exception proposed in the draft, or the concept of an ADU-over-garage
more generally, was appropriate in the Village’s more typical residential zoning areas. Prior
comments have focused on how communities with this form of an ADU typically abut rear
alleyways rather than rear yards.
One commenter on the ABR remarked that he would prefer a simpler height exception rather
than promoting gabled roofs or creating a more complicated height rule; he also commented that
a second-story ADU would not serve some individuals such as the elderly (but would serve, for
example, college students.)
Based on the commentary received to date, this aspect of the attached draft seems to be the most
controversial. While eliminating it will narrow some possibilities to build an ADU, there are still
a variety of forms that could be accomplished. If the drafted height exception is eliminated, the
regulations would no longer affect the total possible bulk on residential lots.
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•

•

Nearby Communities. The ABR, as well as the PCZBA, asked which North Shore communities
allow ADUs and if those regulations permitted new ADUs to actually be built as a legal and
practical matter. Staff continues to contact nearby communities and will provide further
information at the meeting.
Lake Forest

Allows existing “legacy” ADUs to be utilized. Does not allow for the
creation of new ADUs.

Wilmette

Allows the creation of new ADUs subject to a special use permit.
Limits the age of occupants and includes other criteria. (See attached.)

Winnetka

Allows existing “legacy” ADUs to be utilized. Does not allow for the
creation of new ADUs.

Evanston

Allows the creation of new ADUs as a permitted use. (See attached.)

Miscellaneous.
o If a 1,500 square foot ADU was too large, as these are the size of some principal
structures in the Village. There was further discussion about the size relationship between
the principal structure and an accessory dwelling unit.
o The effects of a number of nearby houses all constructing detached ADUs in the rear
yard. (This comment referenced the height considerations above.)
o If these units should be a special use or subject to architectural review.
o If these units require separate addressing, meters, etc.

o How the code would handle tiny houses, mobile homes, etc. used as an ADU.
Recommendation
The PCZBA should discuss feedback from the Architectural Board of Review as well as any outstanding
issues remaining from its prior meeting(s) and provide direction to Staff. Options for direction include:
•

Further workshop(s) regarding specific item(s).

•

Drafting a formal ordinance for review; and/or

•

Issuing notice of a public hearing.

Attachments
•
•

ADU policy outline.
Nearby ADU policy outlines:
o Evanston
o Wilmette

Page 2 of 2

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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•

•

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.

Memorandum
To:

Honorable Mayor and Members of the City Council

CC:

Members of the Planning and Development Committee

From:

Scott Mangum, Planning & Zoning Administrator

CC:

Johanna Nyden, Community Development Director

Subject:

Ordinance 86-O-20, Amending Title 6 of the Evanston City Code to
Create Accessory Dwelling Unit Regulations and to Revise the
Calculation of Building Lot Coverage

Date:

September 14, 2020

Recommended Action:
The Plan Commission and staff recommend the adoption of Ordinance 86-O-20, a Text
Amendment to the Zoning Ordinance to Create Accessory Dwelling Unit Regulations and to
revise the calculation of Building Lot Coverage.
Council Action:
For Introduction
Summary:
During the March 9, 2020, City Council meeting, Ald. Braithwaite made a referral to establish
more comprehensive zoning regulations for other types of Accessory Dwelling Units (ADUs)
beyond coach house regulations, including attached ADUs such as basement units.
Overview of the Proposed Text Amendment
Following discussion and a review of regulations from Chicago, Wilmette, Oak Park, South
Elgin, Park Forest, Lexington, KY, and Long Beach, CA, in addition to ADU policy reports and
guidance from the American Planning Association, Urban Land Institute, and AARP, the Plan
Commission recommended approval of a Text Amendment that would achieve the following:
•

Create a definition of an ADU and revise the existing Coach House definition.
The creation of a definition of an ADU would newly allow attached/internal ADUs, as
well as detached structures that are not associated with parking spaces.
Internal/attached ADUs are more seamlessly integrated and often can be created with
a lower construction cost and without potential zoning setback and lot coverage
compliance issues found when increasing the footprint of an existing building or
constructing a new detached structure.

•

•

•

•

•

•

•

•

Allow 1 ADU per zoning lot by right as an accessory to any residential building
regardless of lot size. This regulation would limit to either a detached or
attached/internal unit on a property, but not both, keeping the overall density closer to
conformance with previous zoning regulations while allowing on any zoning lot with
any type of residential building.
Limit the maximum ADU size to 1,000 square feet. In response to direction from the
Plan Commission all ADUs shall be smaller than the largest primary unit and they shall
be limited to 1,000 square feet, except when created within an existing structure they
may exceed 1,000 square feet if the single level of the structure already exceeds
1,000 square feet. This addresses the concern about the example of creating an ADU
within a basement that exceeds 1,000 square feet in size.
Retain the maximum F.A.R. or building lot coverage of the underlying zoning,
but stop counting open parking toward building lot coverage. Currently, open
unenclosed required parking spaces count towards both impervious surface coverage
and 200 square feet of building lot coverage each even though they are not within a
structure. Per Plan Commission direction all residential zoning districts will no longer
count open unenclosed parking toward building lot coverage, but open parking will still
count towards impervious surface coverage. This change to building lot coverage in
the R1-R6 Zoning Districts (Sections 6-8-2 through 6-8-8) frees up building lot
coverage for owners to choose to construct buildings to house people (ADUs) with
open parking or buildings to house cars.
Limit the maximum height of a detached ADU to two stories and 20-feet for flat
or mansard roofs and 28 feet for pitched roofs. Per Plan Commission direction this
would increase the height limit for accessory structures without requiring additional
setbacks which allows for taller structures on properties with smaller lot widths but still
limits the buildings to two stories. This height limitation would also apply to garages
and coach houses both within and outside of historic districts for consistency.
Remove the parking requirement for an ADU. Per Plan Commission direction no
parking would be required for an ADU, however, existing parking for the primary
residential structure shall be maintained or replaced and there is no change to the
minimum required parking for single-family dwellings.
Establish design standards to limit to one entrance on a front facade and place
any exterior stairs on the interior or rear of the principal building. Minimal design
standards limiting the location of entrances and exterior stairs to the interior side or
rear elevations help to blend the ADUs within the existing neighborhood fabric.
Allow for the creation of ADU through the conversion of existing legal
nonconforming detached accessory structures. This regulation would more easily
allow for the conversion of existing nonconforming detached structures, such as
garages with workspaces, to ADUs.
There is no requirement that the property owner resides on the property,
however, the ADU shall be held in common ownership with the primary building,
and occupancy of the ADU is limited to one family. Per Plan Commission
recommendation, separate ownership would not be allowed and occupancy of the
ADU would be limited to one family.

Previous Text Amendments regarding Coach Houses and ADUs
On January 13, 2020, the City Council approved Ordinance 171-O-19, revising the definition
of and regulations for Coach Houses. The intent of this amendment was to begin addressing

Page 2 of 19

inequitable opportunities to develop Accessory Dwelling Units (ADUs). The approved
amendment included:
•
•
•

Revisions to the definition of a coach house to allow on any residential zoning lot,
instead of only as an accessory to a single-family dwelling;
Allowance for the additional height of a coach house with the provision of greater
setbacks; and
Removal of parking requirements for coach houses when the coach house meets
affordability criteria or transit-oriented criteria.

Previously, in April 2018 the Coach House definition was revised to clarify that tenants of a
coach house may be unrelated to the owners of the principal residential structure.
Other Considerations
Staff has also discussed impediments to constructing ADUs and will continue to explore: 1)
options to reduce property taxes at the municipal or county level; 2) the legality of requiring
affordability in ADUs through the City’s Inclusionary Housing Ordinance; 3) the ability to
create open-source pre-approved model construction drawings; 4) and cost implications for
fire suppression requirements through local amendments to the City’s adopted Building
Code.
Legislative History:
August 12, 2020, Plan Commission – The Commission voted, 7-0, to recommend approval of
the text amendment with the following additional amendments: 1) include language limiting
residency of accessory dwelling units to one family; and 2) include a provision that requires
common ownership of the principal residential building and the accessory dwelling unit.Plan
Commission Packet – August 12, 2020
Attachments:
Ordinance 86-O-20, Accessory Dwelling Units Text Amendment
Draft Plan Commission Meeting Minutes Excerpt, August, 12, 2020
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8/31/2020
86-O-20
AN ORDINANCE
Amending Title 6 of the Evanston City Code to Create Accessory Dwelling Unit
Regulations and to Revise the Calculation of Building Lot Coverage
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF
THE CITY OF EVANSTON, COOK COUNTY, ILLINOIS, THAT:
SECTION 1: City Code Section 6-18-3, “Definitions,” of the Evanston City
Code of 2012, as amended, is hereby further amended as follows:
6-18-3. – DEFINITIONS.

COACH HOUSE:

DWELLING UNIT,
ACCESSORY
(ADU):

A type of single detached secondary or Accessory Dwelling Unit
located on the same zoning lot as the principal residential
structure which includes ing a garage. Tenants of coach houses
may be unrelated to the owners of the principal residential
structure. A maximum of one (1) coach house is allowed per
zoning lot.

A smaller, secondary independent housekeeping establishment
located on the same zoning lot as a residential building. ADUs are
independently habitable and provide the basic requirements of
shelter, heating, cooking, and sanitation, and may be internal,
attached or detached.

SECTION 2: City Code Section 6-4-6, “Accessory Uses and Structures,”
of the Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-4-6. - ACCESSORY USES AND STRUCTURES.
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This Section 6-4-6 establishes regulations governing the type, size, character
and location of accessory uses and structures.

6-4-6-1. - AUTHORIZATION.
Subject to the limitations of this Section 6-4-6, accessory uses and structures are
permitted in any zoning district in connection with any principal use lawfully existing
within such district.
6-4-6-2. - GENERAL PROVISIONS FOR ACCESSORY USES AND STRUCTURES.
Accessory uses and structures shall be approved in accordance with the
following regulations:
(A)

No accessory use or structure shall be approved, established or
constructed before the principal use is approved.

(B)

Accessory uses shall be compatible with the principal use. Accessory uses
shall not include a kennel or an accessory building for the keeping or the
propagation of livestock. (However, dog runs and hen coops shall be
permitted as accessory uses.)

(C)

No accessory building shall be located within ten (10) feet of the nearest
wall of the principal building.

(D)

No accessory building shall be located within the required front or side yard
abutting a street, nor between the front of the principal building and the front
lot line.

(E)

In residential districts, an accessory building located in a rear yard or
interior side yard shall be at least three (3) feet from any property line. In any
district other than a residential district, accessory buildings used for required
off-street parking purposes shall be located at least five (5) feet from the rear
lot line abutting an alley.

(F)

No accessory building located in the rear yard of a corner lot shall be
nearer to a street lot line than the minimum width required for a side yard
abutting a street in the district where the lot is located.

(G)

No accessory building shall exceed fourteen and one-half (14 1/2) feet in
height for a flat roof or mansard roof, or twenty (20) feet measured from
grade to the highest point of said structure for all other roofs, except as
otherwise provided for garages and coach houses in Section 6-4-6-4 of this

~2~
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Chapter and as otherwise provided for ADUs in Section 6-4-6-10 of this
Chapter.
(H)

Child daycare centers shall be considered accessory uses in churches
whether or not they are operated by the church in which they are located.

(I)

Bed and breakfast shall be considered accessory uses in residential
dwellings subject to the provisions of Section 6-4-7 of this Chapter.

(J) Signs shall be considered accessory uses except when an off-premises
sign is the only use on a zoning lot.
6-4-6-3. - ALLOWABLE ACCESSORY USES AND STRUCTURES (DETACHED FROM
PRINCIPAL STRUCTURE).
(A) Detached accessory buildings, structures and uses: Accessory buildings,
structures or uses shall be permitted as provided in Table 4-A of this Section and
detached accessory buildings, structures, or uses in a residential district shall:
1. Cover no more than forty (40) percent of a rear yard when located in a rear
yard. However, in no case shall the maximum lot coverage requirement for the
zoning district be exceeded.
2. Not be located in a side yard abutting a street or interior side yard between the
principal structure and the side lot line.
3. Not be located between the building line and the principal structure (except as
permitted in front yards).
(B)

Table 4-A — Permitted accessory buildings, structures and uses:

Table 4-A includes yard obstructions (see Subsection 6-4-1-9(B) of this Chapter)
attached to the principal or a secondary structure as well as freestanding accessory
buildings, structures, and uses.
KEY:
Required Yards:

Districts:

Front and side yards
Residential district ..... Rsd
abutting a street ..... F
Side yards ..... S

Nonresidential district ..... N-Rsd

Rear yards ..... R

Residential and
nonresidential districts ..... Both
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Yard District
_____

***
1. Detached Accessory dwelling units (including Coach Houses) to
principal residential building structure

S R Both

***

6-4-6-4. – SPECIAL REGULATIONS APPLICABLE TO GARAGES AND COACH
HOUSES
(A) Evanston Landmark Properties and Historic Districts
Garages and coach houses for Evanston landmarks and structures in City
Council designated historic districts shall be subject to the following
requirements:
1. Height:
a. For garages and coach houses with flat and mansard roofs, the height
shall not exceed twenty (20) feet, measured from grade to the highest point of
said structure, or two stories, whichever is less height requirements for
accessory buildings apply, as set forth in Section 6-4-6-2 of this Chapter.
b. All garages and coach houses without flat or mansard roofs shall be no
taller than twenty-eight (28) feet, measured from grade to the highest point of
said structure, or two stories, whichever is less. three-fourths (3/4) the height
of the principal structure, measured to the roof apex, but in no case shall the
height exceed twenty-eight (28) feet.
2.

Yards: All garages and coach houses shall meet the setback requirements
for accessory structures, as set forth in Section 6-4-6-2 of this Chapter.

3. Roofs: The roof of the garage or coach house shall be compatible in pitch and
shape with the roof of the principal structure.
(B) Non-Evanston Landmarks and properties outside of Historic Districts
Coach Houses for properties that are not an Evanston landmark nor located in
City Council designated historic districts shall be subjected to the following
requirements:

~4~
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1. Height:
a. For coach houses with a flat or mansard roof, an increase of one (1) foot
in height shall be allowed for every one (1) foot in additional setback provided
from every property line that directly abuts another property (not including
right of way). In no case shall the height of the accessory structure exceed
twenty (20) feet.
b. For coach houses without flat or mansard roofs, an increase of one (1)
foot in height shall be allowed for every one (1) foot additional setback
provided from every property line that directly abuts another property (not
including right of way). In no case shall the height of the accessory structure
exceed twenty-eight (28) feet.
SECTION 3: City Code Section 6-4-6, “Accessory Uses and Structures,”
of the Evanston City Code of 2012, as amended, is hereby further amended to add the
following subsection:
6-4-6-10 SPECIAL REGULATIONS APPLICABLE TO ACCESSORY DWELLING
UNITS (ADUs)
(A) Construction: An ADU may be created through new construction, alteration of an
existing structure, addition to an existing structure, or conversion of an existing structure
to an ADU while simultaneously constructing a new residential building on the site.
(B) Number of Units: One (1) ADU is permitted per zoning lot.
(C) Minimum Lot Size: None.
(D) Maximum ADU Size: All ADUs shall be smaller than the floor area of the largest
primary dwelling unit.
Any detached ADU, internal or attached ADU created through new construction, internal
or attached ADU created through an addition to an existing structure, or detached ADU
created through the conversion of an existing structure to an ADU while simultaneously
constructing a new residential building on the site shall not exceed 1,000 square feet of
floor area.
An internal or attached ADU created through the altering of an existing structure may
exceed 1,000 square feet of floor area but the floor area shall be limited to not more
than one level of the existing structure (i.e. a basement, story, or half story).

~5~
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(E) Maximum F.A.R. or Building Lot Coverage: For an attached or internal ADU, the
maximum F.A.R. or lot coverage of all structures on the zoning lot shall be that of the
underlying zoning district.
For a detached ADU, Section 6-4-6-3 shall also apply.
(F) Yard requirements: For an attached or internal ADU, the yard requirements shall be
those required for a principal structure in the underlying zoning district.
For a detached ADU, the regulations in Sections 6-4-6-2 and 6-4-6-3 shall apply.
(G) Maximum Height: For an attached or internal ADU, the maximum height shall be
that of the underlying zoning district.
For a detached ADU the height shall be subject to the following limitations:
1. For a detached ADU with a flat or mansard roof the height shall not exceed
twenty (20) feet, measured from grade to the highest point of said structure, or
two stories, whichever is less.

2. For a detached ADU without a flat or mansard roof the height shall not exceed
twenty-eight (28) feet, measured from grade to the highest point of said structure,
or two stories, whichever is less.
(H) Off-Street Parking: No parking is required per Chapter 16 (Off-street Parking and
Loading), Table 16-B, however, existing required parking for the primary residential
structure shall be maintained or replaced.
(I) Design Standards
1. Entrances: Only one (1) pedestrian entrance to the structure may be located
on the front facing facade of the principal building.
2. Exterior Stairs: Any exterior stairs to serve as the primary entrance to an
attached or internal ADU within the principal building shall be located on the
interior side or rear of the principal building.
(J) Alterations of existing structures: If a detached ADU is created from an existing
detached accessory structure that does not meet one or more of the standards within
Section 6-4-6, the structure is exempt from the standard(s) it does not meet. However,
any alterations that would result in the structure becoming less conforming with those
standards it does not meet are not allowed.
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(K) Ownership and Occupancy: There is no requirement that the property owner reside
on the property, however, an ADU shall remain under common ownership with the
residential building. Occupancy of the ADU shall be limited to no more than one family.
Table 16-B

No parking is required.
Accessory Dwelling
Unit (including Coach
house)

1 parking space for each dwelling unit within the coach house; if
the coach house meets affordability criteria or transit-oriented
criteria, no parking space is required.

Transit-oriented criteria is met if the coach house is within a
designated Transit-Oriented Development area or within a one
thousand five hundred (1,500) foot distance from a Metra,
PACE, or Chicago Transit Authority public transit bus stop or
train station.
Affordability criteria is met if, at the time of building permit
issuance, the household income of the owner that builds an
coach house is at or below 80% of the area median income
(AMI), as determined annually by the Illinois Housing
Development Authority. Affordability criteria is also met if a unit
within the principal structure or coach house is rented at or
below 80% AMI for a period of ten (10) years.

SECTION 4: City Code Section 6-8-2-7, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-2-7. – BUILDING LOT COVERAGE.
The maximum lot coverage in the R1 district is thirty percent (30%).
Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is: a) used for a "dwelling" or dwellings as herein defined,
and b) legally nonconforming as to building lot area, when a land user seeks
zoning certification for a building permit to replace an existing detached garage
with a garage having the same ground floor area as the existing garage, such
~7~
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construction shall be an allowed continuance of the legal nonconforming building
lot coverage
SECTION 5: City Code Section 6-8-3-6, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-3-6. – BUILDING LOT COVERAGE.
The maximum lot coverage in the R2 district is forty percent (40%).
Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is: a) used for a "dwelling" or dwellings as herein defined,
and b) legally nonconforming as to building lot area, when a land user seeks
zoning certification for a building permit to replace an existing detached garage
with a garage having the same ground floor area as the existing garage, such
construction shall be an allowed continuance of the legal nonconforming building
lot coverage.
SECTION 6: City Code Section 6-8-4-6, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-4-6. – BUILDING LOT COVERAGE.
The maximum lot coverage, including accessory structures, in the R3 district is
forty five percent (45%).
Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is: a) used for a "dwelling" or dwellings as herein defined,
and b) legally nonconforming as to building lot area, when a land user seeks
zoning certification for a building permit to replace an existing detached garage
with a garage having the same ground floor area as the existing garage, such
construction shall be an allowed continuance of the legal nonconforming building
lot coverage.
SECTION 7: City Code Section 6-8-5-6, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-5-6. – BUILDING LOT COVERAGE.
~8~
Page 11 of 19

86-O-20

The maximum lot coverage in the R4 district is forty percent (40%).
Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is: a) used for a "dwelling" or dwellings as herein defined,
and b) legally nonconforming as to building lot area, when a land user seeks
zoning certification for a building permit to replace an existing detached garage
with a garage having the same ground floor area as the existing garage, such
construction shall be an allowed continuance of the legal nonconforming building
lot coverage.
SECTION 8: City Code Section 6-8-6-6, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-6-6. – BUILDING LOT COVERAGE.
The maximum lot coverage in the R4a district is forty percent (40%).
Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is:
(A)
(B)

Used for a "dwelling" or dwellings as herein defined, and
Legally nonconforming as to building lot area;
when a land user seeks zoning certification for a building permit to
replace an existing detached garage with a garage having the
same ground floor area as the existing garage, such construction
shall be an allowed continuance of the legal nonconforming
building lot coverage.

SECTION 9: City Code Section 6-8-7-6, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-7-6. – BUILDING LOT COVERAGE.
The maximum lot coverage in the R5 district is forty-five percent (45%).
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Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is: a) used for a "dwelling" or dwellings as herein defined,
and b) legally nonconforming as to building lot area, when a land user seeks
zoning certification for a building permit to replace an existing detached garage
with a garage having the same ground floor area as the existing garage, such
construction shall be an allowed continuance of the legal nonconforming building
lot coverage.
SECTION 10: City Code Section 6-8-8-6, “Building Lot Coverage,” of the
Evanston City Code of 2012, as amended, is hereby further amended as follows:
6-8-8-6. – BUILDING LOT COVERAGE.
The maximum lot coverage in the R6 district is fifty percent (50%).
Building lot coverage shall include two hundred (200) square feet for each
required parking space for any residential unit when the required parking space
is provided other than within a building.
On a zoning lot that is: a) used for a "dwelling" or dwellings as herein defined,
and b) legally nonconforming as to building lot area, when a land user seeks
zoning certification for a building permit to replace an existing detached garage
with a garage having the same ground floor area as the existing garage, such
construction shall be an allowed continuance of the legal nonconforming building
lot coverage.
SECTION 11: All ordinances or parts of ordinances in conflict herewith
are hereby repealed.
SECTION 12: If any provision of this ordinance or application thereof to
any person or circumstance is held unconstitutional or otherwise invalid, such invalidity
shall not affect other provisions or applications of this ordinance that can be given effect
without the invalid application or provision, and each invalid provision or invalid
application of this ordinance is severable.
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SECTION 13: This ordinance shall be in full force and effect from and
after its passage, approval and publication in the manner provided by law.
SECTION 14: The findings and recitals contained herein are declared to
be prima facie evidence of the law of the City and shall be received in evidence as
provided by the Illinois Compiled Statutes and the courts of the State of Illinois.
Introduced: _______________, 2020

Approved:

Adopted: _________________, 2020

___________________________, 2020
________________________________
Stephen H. Hagerty, Mayor

Attest:

Approved as to form:

______________________________
Devon Reid, City Clerk

________________________________
Kelley A. Gandurski, Corporation Counsel
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MEETING MINUTES
PLAN COMMISSION
Wednesday, August 12, 2020
7:00 P.M.
Virtual Meeting through Zoom Platform
Members Present: Peter Isaac (Chair), Jennifer Draper, George Halik, John Hewko,
Brian Johnson, Jeanne Lindwall, Kristine Westerberg
Members Absent:
Staff Present: Scott Mangum, Planning and Zoning Manager
Meagan Jones, Neighborhood and Land Use Planner
Brian George, Assistant City Attorney
Presiding Member: Chair Isaac
1. CALL TO ORDER / DECLARATION OF QUORUM
Chair Isaac called the meeting to order at 7:00 P.M. Ms. Jones called the roll and a
quorum was established.
2. SUSPENSION OF THE RULES Members participating electronically or by
telephone
Commissioner Westerberg made a motion to suspend the rules to allow for
electronic or telephone participation. Seconded by Commissioner Lindwall. A roll call
vote was taken and the motion passed, 7-0.
3. APPROVAL OF MEETING MINUTES: July 8, 2020.
Commissioner Lindwall suggested an edit to page 5 of the minutes. Commissioner
Halik made a motion to approve the minutes from the July 8, 2020 meeting.
Seconded by Commissioner Draper. A roll call vote was taken and the motion
passed, 4-0 with 3 abstentions.
4. NEW BUSINESS
A. Text Amendment- Accessory Dwelling Units
20PLND-0047
A Zoning Ordinance Text Amendment pursuant to City Code Title 6, Zoning,
to revise regulations related to accessory dwelling units, including coach
Page 1 of 12
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houses, specifically to Accessory Uses and Structures (Section 6-4-6),
Building Lot Coverage in the R1-R6 Zoning Districts (Sections 6-8-2
through 6-8-8), Off-Street Parking and Loading (Section 6-16, Table 16-B),
and Definitions (Section 6-18-3).
Mr. Mangum provided a brief summary of the previous month’s discussion and updates
to proposed amendments that are based off of that discussion. He provided specific
details of changes proposed within the ordinance.
Chair Isaac asked if there were any questions from Commissioners
Commissioner Halik asked if the occupants of the ADUs have to be a single person,
two-person or family. Mr. Mangum responded that occupancy must follow the definition
of family and the regulation of no more than 3 unrelated people per dwelling unit, not per
lot. Staff can look into possibly including language to clarify.
Commissioner Lindwall stated that there is no definition for Principal Residential
Structure and that the ADUs are supposed to be accessory to this use on a single
zoning lot. As many areas allow an ADU per single-family home she inquired what the
intention of this regulation was. Mr. Mangum stated that the intention was to enable
residential structures other than single-family homes to construct an ADU.
Commissioner Lindwall then asked if in the R4a Zoning District there would be any
conflict in adding additional dwelling units since that would be considered a Special Use
in that district. Mr. Halik added that this relates to his earlier comment on the definition
of family. Commissioner Lindwall suggested possibly limiting ADUs to single-family
residences. Mr. Mangum responded that the intent was that ADUs, since they are
considered an accessory use, would not need to have a Special Use in this case.
Ms. Jones asked if it would be preferred to use Principal Building in the definition since
that is defined within the code. Chair Isaac responded yes, wherever consistent
language can be used it should be. He took Commissioner Lindwall’s suggestion and
stated it could be discussed. Mr. Mangum stated the only concern may be making sure
that only residential structures, not all principal structures, allow ADUs.
Commissioner Westerberg asked if there could be possible negative impacts if no
parking is provided for ADUs. Mr. Mangum responded that this is a policy restriction that
comes up; however, he has not seen comprehensive studies completed or writings
indicating significant impacts specific to this use in other jurisdictions.
Commissioner Johnson asked if there are any intended changes to lot coverage
requirements. Mr. Mangum replied that the underlying zoning district regulations will
apply and no bonuses have been contemplated at this point.
Page 2 of 12
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Chair Isaac asked if staff had a position on the possibility of separation of ownership
and turning the ADU into a condominium. Mr. Mangum stated that this has not been
looked at extensively but is a good question. There is no position at this time but that is
a good concern on that possible issue.
Chair Isaac opened the hearing to questions and comments from the public
Mr. Robinson Markus asked how the previous regulations were discussed and voted on
by City Council. Mr. Mangum responded that historically, regulations only permitted
ADUs for single-family homes. Language regarding primary residential structure was
added to broaden the types of residential uses that could construct an ADU.
Mr. Markus then offered support for this innovative take on affordable housing. He
stated that 40.1% of Evanstonians, owners and renters, are considered cost burdened.
Land use regulation is the most important part of this discussion and municipalities have
the ability to regulate land use through zoning to help avoid exclusionary zoning. He
added that he and Dick Co of the Evanston Development Cooperative support the text
amendments being brought forward by the City to address this. Mr. Markus then stated
that there are a number of 2-flat residences located in Black and Brown communities
and allowing ADUs for all residential structures would help with the inequity. He
encouraged the Commission to vote in favor of the amendment.
Chair Isaac asked if anyone intended to request a continuance. Hearing none he then
closed the hearing and the Commission began deliberation.
Commissioner Lindwall asked about the ability of having ADUs in the R4a zoning
district. Mr. Mangum responded that accessory use is by right. Commissioner Lindwall
then stated that the language is problematic and could cause potential conflicts with
multi-family buildings and ownership issues and would like additional information.
Chair Isaac stated that with the way Section 6-8-6-3 of the code reads a Special Use
would still be needed.
Commissioner Johnson asked if language should be proposed to address the
condominium issue. Chair Isaac stated that was his intent because if the unit is
separately owned, that defeats the purpose.
The Commission then reviewed the standards.
There was a brief discussion on what neighborhood character means. Commissioner
Halik suggested that an amendment could be added to include language requiring that
ADUs have similar architecture as the principal building. Chair Isaac responded that he
was not sure that this is the appropriate place to add that language, and that though the
intent is usually to make an accessory structure the same as the home, there would be
Page 3 of 12
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some differences. Jeanne Lindwall noted that there are many areas with different
architectural styles and building types.
There was discussion on each of the remaining standards and there was general
agreement that each had been met.
Commissioner Halik made a motion to recommend approval of the text
amendment as presented by staff. Commissioner Hewko seconded the motion.
Commissioner Westerberg made a motion to amend the initial amendment to
modify the definition of ADUs to limit residency to a single family. Commissioner
Halik seconded that motion.
Chair Isaac commented that the City has been moving away from the 3 unrelated
residents regulation and Commissioner Lindwall stated that the definition is inherent
with the existing rule of no more than 3 unrelated residents. Commissioner Halik stated
that he feels it is important to consider family definition changes.
A roll call vote was taken on the amendment and the amendment was approved
by a 6-1 vote.
Chair Isaac made a motion to add a 2nd amendment to require common ownership
of the ADU and the principal building. Commissioner Halik seconded. A roll call
vote was taken and the 2nd amendment was approved by a 7-0 vote.
A roll call vote was then taken on the motion to recommend approval the text
amendment with the two approved amendments and the motion passed by a 7-0
vote.
Ayes: Isaac, Draper, Halik, Hewko, Johnson, Lindwall, Westerberg
Nays:
B. Text Amendment - Micro Dwelling Units (Tiny Homes)
20PLND-0038
Andrew Gallimore submits for a Text Amendment to the Zoning Ordinance,
Title 6 of the City Code, to establish a definition for Micro Dwelling Units
(Section 6-18-3) and establish regulations for their construction and use
within residential districts (Section 6-8; Section 6-16).
Ms. Jones provided an overview of the proposed text amendment for Tiny Homes,
clarifying that staff worked with the applicant, Andrew Gallimore, on providing more
details for the amendment and where there could be some additional discussion.
Chair Isaac opened the hearing to questions from the Commission.
Page 4 of 12
Plan Commission Minutes 8/12/20

Page 18 of 19

DRAFT- NOT APPROVED
densities in the area, the rezoning could help the block be compatible with the
existing character of the immediate surrounding neighborhood. Existing uses would
be grandfathered in so there would likely be no change in values on adjacent
properties. The final standard was not applicable.
Commissioner Lindwall made a motion to recommend approval of the map
amendment as presented by staff. Commissioner Draper seconded. A roll-call
vote was taken and the motion failed by a 2-5 vote.
Ayes: Draper, Halik, Hewko, Johnson, Westerberg
Nays: Isaac, Lindwall
5. OTHER BUSINESS
A. Revisions to Plan Commission Rules and Procedures
Ms. Jones provided a brief overview of the revisions made to the proposed updates to
the Rules & Procedures based on the July 8, 2020 Commission discussion.
Chair Isaac asked if there were any questions or comments regarding the updates.
There were none
Commissioner Halik made a motion to approve the updates to the Administrative
Rules & Procedures. Seconded by Commissioner Johnson. A roll call vote was
taken and the motion was approved by a 7-0 vote.
Ayes: Isaac, Draper, Halik, Hewko, Johnson, Lindwall, Westerberg
Nays:
6. PUBLIC COMMENT
There was no public comment.
7. ADJOURNMENT
Commissioner Halik made a motion to adjourn the meeting. Commissioner
Westerberg seconded the motion.
A roll call vote was taken and the motion was approved by voice vote 7-0.
The meeting was adjourned at 10:36 pm.
Respectfully Submitted,
Meagan Jones
Neighborhood and Land Use Planner
Community Development Department
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ACCESSORY LIVING UNITS
An Accessory Living Unit (ALU) is defined as a dwelling unit within and subordinate to a
single-family residence that provides separate accommodations for living, eating, and sleeping
while maintaining the exterior appearance of a single-family home. The ALU is intended to
provide another housing option for those 62 years of age or older and the disabled. The ALU
ordinance is applicable to single-family homes in the R, R1, and R2 zoning districts.
To protect the single-family character of the Village, the creation of ALUs within existing
single-family homes is carefully defined by the ordinance and will be enforced through the
Community Development Department. This will allow the creation of accessory living units as a
special use in the three single-family and townhouse zoning districts. A special use is one that
must be reviewed by the Zoning Board of Appeals (ZBA) and approved by the Village Board
before it may commence. The ZBA process requires all property owners and occupants within
250 feet of the property to be notified of the application and hearing date before the Zoning
Board.
Requirements for Accessory Living Units
1. The principal dwelling or the accessory living unit must be occupied by the owner(s) of the
subject property as the owner(s) principal place of residence for at least six (6) months of the
year.
2. The resident of the principal dwelling or the accessory living unit must be fifty five (55)
years of age or older, or disabled.
3. The maximum size of the accessory living unit is limited to twenty-five percent (25%) of the
total area of the principal structure. The minimum size of the accessory living unit shall not
be less than six-hundred (600) square feet.
4. Only one (1) accessory living unit is permitted on any lot.
5. An accessory living unit must be located wholly within the principal structure on the lot. No
accessory living unit is permitted in any accessory structure.
6. The principal structure on the lot must maintain a single-family appearance with a single,
common front entrance on the principal structure shared by the principal dwelling and the
accessory living unit.
7. Any second entrance for the accessory living unit may be located at the rear or side of the
principal structure.
8. Only the owner(s) of the subject property may apply for a special use for an accessory living
unit.
9. An accessory living unit is illegal if it is established without an approved special use permit.
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10. If granted by the Village Board, a special use for an accessory living unit automatically
expires when the Zoning Administrator determines that one (1) or more of the requirements
of this section have not been met. When a detached single-family dwelling that includes an
accessory living unit is sold, the special use associated with the accessory living unit
continues provided that the requirements of this section are met by the new owner(s).
11. The owner(s) granted a special use to establish an accessory living unit must file an affidavit
with the Village annually, no later than ten (10) days after the date of the anniversary on
which the Village Board granted the special use, stating that the accessory living unit
complies with all the provisions of this Ordinance.
Process
Approval of ALUs is through the special use process. Please see the ZBA handbook for
information and a ZBA application.
For more information, please contact the Community Development Department at (847) 8537550 or comdev@wilmette.com.
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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

DATE:

April 16, 2020

SUBJECT:

Agenda Item #7 – Irregular Lot Fronts and Widths

Assistant to the Village Administrator

Applicant Information:

The Village of Lake Bluff

Purpose:

To adjust and clarify: (i) How various yards/setbacks are
located and have their size calculated for irregular and through
lots in some or all zoning districts; and (ii) How lot width is
calculated for irregular lots in some or all zoning districts,
which may affect the application of the Village’s bulk
regulations and minimum lot width/frontage regulations.

Public Notice:

Lake County News-Sun

Applicable Land Use Regulations:

Section 10-1-2

March 2, 2021

(Definitions)

Summary and Background Information
During the Village’s consideration of the recent Arden Shores subdivision and other recent development
proposals, Staff learned of two areas of ambiguity in the Zoning Regulations that should be corrected:
1. It is not clear where or how the front of a lot that does not front on a public street should be
located.
2. Some irregular lots, such as lots shaped like a flag, panhandle, or “T”, have artificially small
widths. This can affect the maximum height (too short), permitted impervious surface (too much
percentage), or side yard width (too small) based on the district.
The attached Ordinance simply introduces attempts to correct for these unusual situations without
allowing the creation of new irregular lots (by not changing how minimum width or frontage are
calculated). While the affected aspects of the Zoning Regulations would benefit from further work to
improve their clarity, in the interim, the attached draft aims to make the minimum of changes necessary
to resolve these issues.
Following further review after the PCZBA’s first consideration of this item at its March 17 meeting,
Staff has continued to review affected lots and, in the examples reviewed, the changes lead to more
logical outcomes.
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Considerations for Text Amendments to the Zoning Ordinance
The Municipal Code sets forth the following considerations for amendments to the Zoning Ordinance:
a. General Standards For All Amendments: The wisdom of amending the village zoning map
or the text of this title is a matter committed to the sound legislative discretion of the board of
trustees and is not dictated by any set standard. In determining whether a proposed amendment
will be granted or denied the board of trustees may be guided by the principle that its power to
amend this title should be exercised in the public good. In considering whether that principle is
satisfied in any particular case, the board of trustees may weigh, among other factors, the
following factors:
(1) The consistency of the proposed amendment with the purposes of this title;
(2) The community need for the proposed amendment and any uses or development it
would allow;
(3) The conformity of the proposed amendment with the village's comprehensive plan
and zoning map, or the reasons justifying its lack of conformity.
PCZBA Authority
The PCZBA has the authority to recommend that the Village Board adopt 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
•
•

Draft Ordinance.
Example annotated plats of survey.
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ORDINANCE NO. 2021-__

AN ORDINANCE AMENDING THE LAKE BLUFF ZONING REGULATIONS
CONCERNING YARDS AND LOT WIDTH FOR IRREGULAR ZONING LOTS
Passed by the Board of Trustees, _________, 2021
Printed and Published, ___________, 2021

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. 2021-__
AN ORDINANCE AMENDING THE LAKE BLUFF ZONING REGULATIONS
CONCERNING YARDS AND LOT WIDTH FOR IRREGULAR ZONING LOTS
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, to Village desires to amend the Zoning Regulations in order to clarify
how (i) the width of irregular lots are calculated in applying various provisions of the Zoning
Code and (ii) how the front line of irregular lots are determined (collectively, the "Proposed
Amendments"), pursuant to Section 10-2-9 of the Zoning Regulations; and
WHEREAS, the Joint Plan Commission and Zoning Board of Appeals (“PCZBA”)
conducted a public hearing to consider the Amendments on March 17, 2021, pursuant to proper
notice thereof published in the Lake County News Sun on March 2, 2021, and at the close of the
public hearing voted to recommend that the Board of Trustees approve the Proposed
Amendments as set forth in this Ordinance, pursuant to Section 10-2-9.D of the Zoning
Regulations; and
WHEREAS, the Board of Trustees has determined that adoption of the Proposed
Amendments as set forth in this Ordinance 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 Amendments was duly advertised on or before March 2,
2021 in the Lake County News-Sun. The public hearing was commenced and completed by the
PCZBA on March 17, 2021, 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 2, titled “Definitions,” of Chapter 1, titled “Interpretation and Definitions,”
of Title 10, titled “Zoning Regulations,” of the Lake Bluff Municipal Code is hereby amended to
insert the following definitions in the correct alphabetical order as follows:
“FRONT OR FRONT LINE: Generally, tThe boundary of a lot along a street or
public right- of-way., and For a corner lot, the front is the shorter boundary along
a street or a public right-of-way. For irregular lots, the Building Commissioner
shall determine the front line(s) of the lot and applicable setbacks as
described in Section 10-4-2(I).

*

*

*

LOT, IRREGULAR: A lot that is (i) not rectangular in shape or (ii) has
access to a public street or public right-of-way only through a private street
or across another lot.
*

*

*

LOT, WIDTH: The horizontal distance between the side lot lines of a lot,
measured parallel to the front lot line(s) at the required front setback line(s). See
section 10-13-1, illustration 3 of this title. Notwithstanding anything to the
contrary herein, the following rules apply except when evaluating a
minimum lot width or lot frontage requirement:
1.

For flag lots, the lot width shall be measured from the flag
portion of the lot immediately adjacent to the narrow “pole”
section of the lot. See Section 10-13-1, illustration 2a.

2.

For irregular lots with a lot line abutting Lake Michigan, the
lot width shall be the greater of (i) the lot width provided
above or (ii) the lot width measured between the lot lines as a
straight north-south (0 degree bearing) line 100 feet west of
the most westerly point of abutment with Lake Michigan.
*

Section 4.

*

*

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 ______, 2021, by vote of the Board of Trustees of the Village
of Lake Bluff, as follows:
AYES:
NAYS:
ABSTAIN:
ABSENT:
APPROVED this ____ day of ______, 2021.
ATTEST:

Village President

Village Clerk
FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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ARDEN SHORE SUBDIVISION
OF
THOSE PARTS IN THE NORTH 1/2 OF SECTION 16, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS DESCRIBED AS FOLLOWS:
PARCEL 1: LOT 2 IN KOTABA SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NO. 4187842 ON AUGUST 14, 1998, IN SAID
NORTH 1/2 OF SECTION 16, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS.
AREA = 25.57 ± ACRES

PARCEL 2: THE SOUTH 20.000 FEET OF LOT 12 IN SCHOOL TRUSTEES SUBDIVISION ACCORDING TO THE PLAT THEREOF FILED ON MARCH 27, 1844, LYING
EAST OF THE EAST LINE OF SHERIDAN ROAD ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NO. 100268 ON JUNE 1, 1905, IN THE NORTH
WEST 1/4 OF SECTION 16, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, LAKE COUNTY, ILLINOIS.
AREA = 22,388 S.F., = 0.51 ACRES

Previous version of final plat
SHORE ACRES DRIVE

Lot 2

Lot 3

LAKEWOOD ESTATES SUBDIVISION
DOC. 1934452
REC. 7-27-1978

56.00

S:\Project Folders - Shared\060 Lake Bluff\581 Arden Shore\60-581 POS.dwg, 1/11/2021 10:40:17 AM, DWG To PDF.pc3

South line of Lot 12

S89° 50' 12"E 450.12 meas. 450.0 rec.
616.00 ±

fo

40' setback

top of bluff

LOT 1
100' Lake Michigan Setback

20.0'

N89° 50' 00"W 1415.89 meas. 1416.01 rec.
found iron pipe

20.0'

S00° 02' 34"W 331.93 m. 332.09 r.

40' setback
found iron pipe
0.86 East of line

PATRICIA BOOTH
280 ARDEN SHORE DR
LAKE BLUFF, IL

LAURENCE BOOTH
300 ARDEN SHORE DR
LAKE BLUFF, IL

N0° 09' 48"E
68.00

500.20 meas. 500.0 rec.
N89° 50' 00"W 750.00 ±

found iron pipe in concrete

20' public utility and
drainage easement
per doc. 4187842

SCHOOL TRUSTEES SUBDIVISION
FILED 3-27-1844

on
d ir

e

pip

n

fou

20.00

part of Lot 2

ATG TRUST N9541
670 ARDEN SHORE DR
LAKE BLUFF, IL

50' temporary construction
easement per doc. 4187842

Lot 1
50.00

on
d ir

e

pip

20' INGRESS, EGRESS, PUBLIC & PRIVATE UTILITY EASEMENT FOR THE BENIFIT OF LOT 1 ARDEN SHORE SUBDIVISION

set PK nail

245.67 meas.
rec.
found246.01
bent iron
pipe

on

ir
und

Kotaba Subdivision
doc. 4187842

e

pip

n

20.00

Lot 5
found RR spike
0.56 South of line

JANUARY 11, 2021
ABBREVIATIONS:
m. or meas. = measured
r. or rec. = record
R= radius
CB = chord bearing
CH = chord length
L = arc length
N = North
S = South
E = East
W = West
S.F. = square feet
A.K.A. = also known as
doc. = document
ac = acre

Project No. 60-581
NW

N
0'
NOTES:
1.
2.

BASIS OF BEARINGS:
MEASUREMENTS ARE GIVEN IN FEET AND DECIMAL PARTS THEREOF.

50'

100'
Scale 1" = 100'

NE
engineers

surveyors

16

200'

SHEET 1 OF 2

SW

SE

N 1/2 SECTION 16, TOWNSHIP 44 NORTH,
RANGE 12 EAST

Existing 10 Digit Parcel Numbers
12-16-100-016
12-16-100-017
12-16-101-007

Bleck Engineering Company, Inc.
1375 North Western Avenue
Lake Forest, Illinois 60045
T 847.295.5200
www.bleckeng.com
© 2021 Bleck Engineering Company, Inc, All Rights Reserved
Illinois Professional Design Firm 184.000911

approximate waters edge 10-15-2020

40' setback

40' setback

N0° 09' 48"E 539.88
S0° 09' 48"W 607.88

794,102 sf
18.23 ac

found crimped iron pipe

341,980 sf +/7.85 ac +/40' setback

fou

30' utility easement doc. 1934452

LOT 2

Proposed:
Lot Width: 396'
Side Yard Setback (E-1): 10% = 39.6'
Front Yard Impv.: 35%
Height: 44'

LAKE MICHIGAN

N00° 02' 34"E 644.19

S89° 51' 24"E 1119.38 meas. 1119.65 rec.
found iron rod

ARDEN SHORE ROAD
60' drainage easement
doc. 1934452

20.00

N89° 51' 24"W 1119.42 meas. 1119.70 rec.

PARCEL 2

found spike

20.0'

SHERIDAN ROAD

20.00

North line of the South 20.00 feet of Lot 12 in School Trustees Subdivision
also being the South line of Lot 11 in County Clerks Shore Acres Subdivision

Proposed:
Lot Width: 539.6'
Side Yard Setback (E-1): 10% = 54'
Front Yard Impv.: 35% (front 100')
Height: 44'

100' setback

S89° 50' 12"E
50.00

L1
CE
R
PA ot 2 RES
L AC
ion
7± bdivis
5
.
25 a Su 7842
8
ab
Kot oc. 41
d

Current:
Lot Width: 20'
Side Yard Setback (E-1): 10% = 2'
Front Yard Impv.: 75% (first 100' of pole)
Max. Height: 30'

40' setback

100' setback

100' setback

found iron pipe

20' Ingress and Egress Easements
per documents 115926 rec. 2-27-1908,
611065 rec. 2-13-1947
824958 rec. 5-21-1954
1234797 rec. 8-10-1964

found PK nail

78.11
140.74'

40' setback

N00° 03' 21"E 207.55

207.55

found 1"Ø iron pipe
0.22 West of corner
found 3/4"Ø iron pipe @ corner

20' Ingress and Egress Easements
per documents 115926 rec. 2-27-1908,
824958 rec. 5-21-1954
1234797 rec. 8-10-1964

found iron pipe

500.18

SHOREACRES
1601 SHORE ACRES DRIVE
LAKE BLUFF, IL

C.
The setback lines depicted are for illustrative purposes based on current Lake Bluff zoning
code and are subject to future legislative amendment.

GEORGE M COVINGTON
555 SHORE ACRES DRIVE
Current:
Lot Width: 140.74' LAKE BLUFF, IL
Side Yard Setback (E-1): 10% = 14.7'
Front Yard Impv.: 35%
Max. Height: 36'

S01° 09' 28"W 400.43

50.00

B.
A golf driving range on Lot 2 is a permitted accessory use pursuant to §10-5A-1(B) of Lake
Bluff zoning code subject to customary PCZBA and Village of Lake Bluff building permit review and
approval processes.

East line of so called "new road" per doc. 100266
A.K.A. Waukegan Road, Sheridan Road,
State Road 42

SHOREACRES
1601 SHORE ACRES DRIVE
LAKE BLUFF, IL

396'-9"

found crimped iron pipe

im

S00° 06' 02"W 207.55

Lot 9
COUNTY CLERKS SHORE ACRES SUBDIVISION
DOC. 263452
REC. 8-19-1925
found iron pipe
S89° 50' 12"E 1527.71 meas. 1528.00 rec.

set iron rod

A.
Lot 1 shall be permitted two Accessory Dwelling Units subject to customary PCZBA and
Village of Lake Bluff building permit review and approval processes.

cr
nd
fou

pipe
on
r
i
ped

Current:
Lot Width: 25'
Side Yard Setback (E-1): 10% = 2.5'
Front Yard Impv.: 75% (first 50' of pole)
Max. Height: 30'
Proposed:
Lot Width: 365.5'
Side Yard Setback (E-1): 10% = 36.5'
Front Yard Impv.: 35% (front 50')
Height: 44'

Current:
Lot Width: 110'
Side Yard Setback (E-1): 10% = 11'
Front Yard Impv.: 35%
Max. Height: 34'
Proposed:
Lot Width: ~300'
Side Yard Setback (R-1): 10% = 30'
Front Yard Impv.: 35%
Height: 44'
(Appx. existing height - 42')

299'-0"
Scale
approximate

