SPECIAL JOINT WORKSHOP OF THE
VILLAGE OF LAKE BLUFF
BOARD OF TRUSTEES AND
JOINT PLAN COMMISSION AND ZONING BOARD OF APPEALS
Wednesday, September 22, 2021 - 7:00 P.M.
Members of the public may view and participate in the meeting via:
•
•
•
•

In person at the Village Hall Board Room, 40 E. Center Ave.
Online: 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

SPECIAL MEETING NOTICE AND AGENDA
1. CALL TO ORDER AND ROLL CALL
2. NON-AGENDA ITEMS AND VISITORS
The Village President and Board of Trustees allocate fifteen (15) minutes during this item for those individuals who
would like the opportunity to address the Village Board of Trustees on any matter not listed on the agenda. Each
person addressing the Village Board of Trustees is asked to limit their comments to a maximum of five (5) minutes.

3. PLANNED RESIDENTIAL DEVELOPMENT REGULATIONS & ZONING DISTRICT REVIEW WORKSHOP
4

ADJOURNMENT
R. Drew Irvin
Village Administrator

The Village of Lake Bluff is subject to the requirements of the Americans with Disabilities Act of 1990. Individuals with disabilities who plan to attend this meeting
and who require certain accommodations in order to allow them to observe and/or participate in this meeting, or who have questions regarding accessibility of the
meeting or the facilities, are requested to contact R. Drew Irvin, Village Administrator, at 234-0774 or TDD number 234-2153 promptly to allow the Village of Lake
Bluff to make reasonable accommodations.

VILLAGE OF LAKE BLUFF
MEMORANDUM
TO:

President Charlot and the Lake Bluff Village Board of Trustees
Chair Peters and Members of the Joint PCZBA

FROM:

R. Drew Irvin, Village Administrator
Glen Cole, Assistant to the Village Administrator

DATE:

September 17, 2021

SUBJECT:

Planned Residential Development Regulations & Zoning District Review

The Lake Bluff Board of Trustees has determined that, in advance of future developments, it is in the best interests of the
Village to undertake a comprehensive review of the Planned Residential Development (“PRD”) regulations and the
underlying zoning districts in which a PRD may be located in order to determine whether and to what extent these
regulations should be revised, updated, or replaced.
The Village retained Teska Associates to conduct this comprehensive review, including: a kick-off meeting and community
tour; a review and evaluation of current procedures and best practices; interviews with key stakeholders and focus groups;
and a policy workshop with the Village Board and PCZBA (which occurred on June 23, 2021).
Following these evaluations, Teska has prepared a PRD Assessment Memo that presents key issues regarding the PRD and
recommendations for how the code can be updated. The report will serve as direction for drafting code amendments to
the PRD mechanism.
On Wednesday evening, Teska Principal Michael Blue will lead a conversation about his findings and recommendations as
detailed in the attached report.
As always, feel free to contact Village Administrator Drew Irvin with any questions at (847) 283-6883 or
dirvin@lakebluff.org.
Attachments:
1. September 17, 2021 Memo from Teska.
2. June 18, 2021 Memo from Teska.
3. June 23, 2021 Workshop Meeting Minutes.

Memorandum
To:
From:
Date:
RE:

Drew Irvin, Village Administrator, Village of Lake Bluff
Michael Blue, FAICP, Principal, Teska Associates, Inc.
September 17, 2021
PRD Assessment Report

To assess the Village of Lake Bluff PRD, we reviewed the zoning code and history of development under
the PRD, conducted site visits throughout the Village, worked with staff to learn about the code and its
applications, interviewed stakeholders in the Village’s development process, and conducted a workshop
with the Village Board and PCZBA. Findings regarding the PRD as a zoning tool were drawn from that
analysis and are provided in this memorandum. In addition, initial recommendations are shared here for
revising the PRD to better provide the Village with outcomes it seeks from residential development
considered under the PRD.
Per the project scope, the findings and recommendations in this report will be considered with the
Village Board and PCZBA at a workshop (scheduled for September 22nd). The intent of that meeting will
be to test the findings and confirm or refine the recommendations. Once there is direction on those
items, drafting the updated PRD will begin.

EXECUTIVE SUMMARY
The Lake Bluff Planned Residential Development (PRD) regulations are a tool for the Village to evaluate
and manage review of residential development proposals. The Village’s goal in revisiting the PRD is to
consider updating the current standards and review processes into a more modern, predictable, and
effective approach. This report details findings and recommendations related to the PRD, which are
summarized here.
Findings:
• The PRD purpose statement presents an accurate but nonspecific standard for development.
• Land uses permitted in the PRD are logical, but do not clearly convey Village intent.
• Development standards in the PRD are incomplete and do not lend themselves to thorough
consideration of a unified residential development. This creates a lack of structure in the review
process, making it challenging for Village officials, residents and developers to understand the
code’s intent and reach a desirable result.
• The PRD evaluation process incorporates steps generally required for review of planned
developments, but is not structured to address specific Village expectations related to
community character, public input or development standards.
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Recommendations:
• The PRD introduction and purpose statement should provide a clear and in-depth description of
Village expectation for development.
• The type of non-single family dwellings (such as rowhomes) the Village may wish to consider in a
PRD should be specified.
• PRD standards should better address developments (rather than individual homes) and be
expanded to include regulations reflective of best practices in zoning and Village goals for new
development. Items to add can include: complete streets policies, standards for clustering
homes, a public benefit requirement, and incentives for incorporating community goals.
• A more efficient and effective PRD review process can be established through earlier informal
review and community feedback, evaluation standards consistent with other Special Uses, and
site plan and architectural review specific to Lake Bluff.

LAKE BLUFF PRD ASSESSMENT
This presentation of findings and recommendations related to the PRD follows the current code
structure – although the final update format may differ. In addition, each section starts with a summary
statement of the primary need(s) for that PRD subsection. In all, the assessment considers whether the
regulations provide the Village what it needs from its zoning ordinance. Where it does not support
Village goals, suggestions are provided to consider changes.

Purpose Statement (Section 10-5J-1)
Need:
• A purpose statement providing clear Village expectations for development.
Findings
The current purpose statement presents an accurate but generalized intent for development evaluated
through the PRD. However, as feedback from stakeholders and the Village Board / PCZBA workshop
indicate, there is much more to know about Lake Bluff and its standard for development; the zoning
ordinance can better reflect that standard. As currently drafted, the PRD does not tell enough of the
Lake Bluff story or make clear to potential developers that such awareness must be reflected in their
proposals so that new development can respect and reflect the Village’s defining characteristics. Other
sources for such insights (comprehensive plans, strategic plans, community newsletters, websites,
history of working in the area, historic documents or books, etc.) will not be tapped by all zoning
applicants. Therefore, it is pragmatic for the PRD to convey what is expected by the community.
Recommendations
This introductory section of the PRD should be expanded into a clear and specific description of Village
expectation for development considered under the PRD. Specifically, it is suggested that this section
include:
More precise statements of intent: The statements can be more specific regarding Village values as
to the type, form, variety and quality of development.
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How to use this Article: A brief narrative can convey how the Village sees regulations being applied
to meet the PRD’s intent and the process for evaluating proposals.
Provide examples: Pictures or graphics can be added to covey desirable forms of developments or
aspects of developments that will be reviewed through the PRD. Photos or graphics can be used to
describe Lake Bluff’s concept of “residential character” (variety of home styles, complete streets,
importance of green / open spaces, connectivity for walkers, bicyclers and drivers, etc.).

Permitted Uses (Section 10-5J-2)
Need:
• Clarity on the variety of housing types appropriate in Lake Bluff and how they can
be incorporated via the PRD.
Findings
The current PRD allows for:
•
•
•
•
•
•
•

Single-family dwellings,
Multiple- family dwellings,
Lawful accessory structures,
Religious worship,
Private elementary or high schools without dormitory accommodations, and
Recreational use.
The PRD also notes that once a PRD is approved, no uses in the underlying zoning
district not also authorized by the PRD are permitted. “Other uses, which shall have
been permitted in the zoning district or districts in which the proposed development is
located prior to approval of the planned residential development pursuant to this article,
shall be superseded and not permitted in the development area, after such approval.”

Listing “multiple-family dwellings” as done here creates confusion to potential applicants. Based on
definitions in the current code, MULTIPLE-FAMILY DWELLING is defined as: “A residential building
containing two (2) or more dwelling units.” This definition does not distinguish between townhomes,
duplexes, and condominiums / apartments. This broad range of potential residential formats provides
incomplete direction to the applicants or the Village as to the appropriate permitted residential use
types.
The limited number of nonresidential uses specified in the PRD list of permitted uses (schools, places of
worship and recreation activities) is one way to make them part of a single-family development.
However, these uses are effectively regulated by the Village’s RIO District.
Recommendations
The type of non-single family dwellings that may be developed in a PRD needs to be clearly presented.
Based on stakeholder feedback and the Village Board / PCZBA workshop, there is interest in facilitating
diversity of dwelling types. A suggestion is to incorporate rowhomes into the allowable use list (and
define it in the code) rather than the more generic term “multiple family dwellings”, and not have flat
over flat multiple family dwellings as an allowed use.
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A further consideration is whether the units may be
clustered (like in Armour Woods) or should have a more
conventional layout. Clustering provides benefits including
preservation of environmentally sensitive area, vistas, tree
stands, recreation areas and historic features. If clustering
is to be allowed, standards regarding buildable area, open
space, etc. can be revised or added.
Nonresidential uses would be considered through the
established RIO District standards and process, rather than
through the PRD. If part of a PRD is to include
nonresidential uses, that portion of the development can
be zoned ROI and evaluated as such.

Aerial view of Armour Woods
(Source: Lake County Maps Online)

A further clarification related to land use is that the PRD should not be applied as a zoning district. The
PRD is a mechanism to modify standards of an underlying zoning district. This allows for the standards of
that underlying residential zoning district to be the starting point for evaluation, with the PRD defining
the flexibility applied to modify those standards if and where appropriate. Considering the PRD as a
form of Special Use is recommended to apply this approach.

Standards (Section 10-5J-3)
Needs:
• Bulk standards (height, setback, etc.) based on underlying zoning district.
• Flexibility to vary bulk standards within defined guidelines
• Defined public benefit to be provided as part of the development.
• Incentives or requirements for elements important to the Village.
• PRD specific site plan review standards for development layout and amenities.
• PRD specific architectural review standards encouraging Lake Bluff focused design
elements.
Findings
Development standards currently applied to the PRD reflect but differ from those for underlying zoning.
This is ineffective because structures in a PRD may not be sited on conventional lots, but rather building
pads (structure locations not tied to a commonly used lot) to which conventional setback standards will
not be applicable. By its very nature the planned development approach invites such varying of
underlying bulk standards to achieve a higher level of site design. However, standards applied must add
valued to the outcome. Regulations in the current PRD accomplish this purpose to some degree, as
described here.
10-5J-3-B. Minimum PRD Size
A minimum size for planned developments (six acres in the case of the PRD) is consistent with common
practices. It anticipates that planned development standards and processes are applied to larger sites
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for which flexibility is needed to allow creative and imaginative design (those key words will sound
familiar as they are found in the PRD’s purpose statement). This was the case for developments the size
of Tangly Oaks and Stonebridge.
The current PRD allows for consideration of developments smaller than six acres under specific
circumstances. This is appropriate given that Lake Bluff is a generally built up community. In addition, as
discussed at the Village Board / PCZBA workshop, there are a limited number of sites over six acres in
the Village with potential for unified residential use development.
10-5J-3-D. Density
Residential density for PRDs is based generally on the lot sizes allowed by the underlying zoning district
and prorated to a development scale. This is an effective and logical approach to establishing a
residential density for a PRD. However, the PRD text includes a table that does not make clear the origin
or intent of the density standard, which invites confusion in its deliberation.
10-5J-3-E. Ground Cover
Application of ground cover (or impervious surface) is different when applied to a full planned
development rather than an individual lot, and the current code standards relate to the latter. In
addition, definitions of these terms are not found in the Zoning Ordinance, except that “Ground cover”
is noted in the code text as “The total ground area occupied by buildings and structures”. This standard
is set in Chapter 5 as 20% for larger residential lots and 30% for R-1 and smaller. Under the PRD, 30% lot
coverage is allowed and may be increased to 33%. If a PRD is to include smaller than standard lots,
ground cover at 30% or 33% per lot may limit development on individual parcels and increased building
coverage may be appropriate. These standards and their application can be confusing to applicants.
10-5J-3-F. Height
Height in the PRD is set at 34 feet or 2.5 stories, consistent with base zoning requirement for a lot 75 to
125 feet wide in Lake Bluff (which are the standards for R-2, R-1, and E-2). Wider lots allow for height up
to 44 feet. In general, the notion that a taller or larger home is appropriate on a larger land area is
sound; but such an option is not spelled out in the PRD.
Use of 2.5 stories as an adjunct regulation should be reconsidered for the PRD. This standard is not used
in the Village’s base zoning districts, and modern codes are moving away from the combination of
height and stories. Having both can limit flexibility and create odd or repetitive home designs.
10-5J-3-G. Parking
The PRD currently requires two off-street parking spaces per dwelling (at least one indoors). The two
space requirement is in keeping with the code’s parking section (10-5-12) and is common for single
family dwellings. In the instance of rowhomes or small lot single family developments, the number of
spaces may not be adequate to accommodate visitor parking.
10-5J-3-H. Common Open Space
Provisions for common open space in the PRD are broadly defined and would benefit from clearer
structure. The current code notes that a “reasonable amount of land” be set aside for open space, but
gives no further direction on the required amount. Also, no direction is provided as to the quality or
form of open spaces. For example, these types of standards often require open spaces be accessible via
paths from dwelling units, connect to regional paths, not be in flood plains, etc.

Page |6
Other current open space standards in the PRD would benefit from refinement. The existing of the 30
foot wide open space required around the development perimeter seems intended to buffer adjacent
areas from the development. However, this is a setback requirement more than a defined and usable
common open space. Further, there may be areas where this defined additional setback discourages
integrating a new development into adjacent areas or is unnecessary because of the adjacent use (for
example if it a permanent open space).
Miscellaneous Provisions for Consideration
Other standards in the section are general requirements to meet best practices and standards
(drainage, traffic, water/sewer, streetlights) and not items that would be generally considered for relief
as part of a planned development. However, these would be considered in review of the PRD application
to ensure that Special Use Standards are met.
Additional Standards
A final finding for this section is that the current PRD does not include standards often applied to
modern planned developments. Other regulations applied to planned developments are:
•
•
•
•
•
•

Minimum distance between buildings
Sustainable practices and preserving environmentally sensitive areas
Public benefit
Incentives for community goals, such as historic preservation or additional open space
Connectivity (paths, sidewalks, trails)
Specification of which zoning or subdivision standards can be varied

Recommendations
PRD regulations should provide flexibility to residential zoning standards in order to facilitate diversity of
housing types and development formats, yet ensure the quality of development and landscapes that
define Lake Bluff. The preliminary recommendations suggested in this section should be considered as
to how well they support development requirements appropriate for the Village.
Land Use
Should the Village find that rowhomes are appropriate for developments considered as a PRD, this use
should be specified as allowed and included in the Definitions section.
Applicability
Decisions of what proposed developments can or must be considered through the PRD should be based
on how developments may impact the area or provide an opportunity to enhance the community. With
that in mind, it is suggested that PRD be applied in the following instances:
1) Require that all developments six acres or larger be considered as PRDs. While it was noted that
there are limited possibilities for such development, their potential impact merits a thorough
evaluation.
2) Continue to allow any development proposal (even if less than six acres) to be considered as a
PRD if it meets the standards in Section 10-5J-3:B 1-3. A change to consider is allowing this
determination to be made by the Zoning Administrator rather than the Village Board, in order to
be efficient and ensure the decision is understood as technical rather than political.
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3) To facilitate consideration of rowhome developments in Lake Bluff, such uses should be clearly
defined in the ordinance and be considered under a PRD after the number reaches a specified
threshold (perhaps 10 dwellings).
Density
The current approach for determining density bases these figures on the underlying zoning. This is a
sound approach but can be better conveyed through a more conventional format familiar to developers,
residents and other stakeholders. The number of units permitted as part of a PRD would simply be the
total area (in acres) of the proposed development divided by the minimum lot size of the underlying
zoning district. These calculations would translate to overall existing densities of:
Based Zoning District
C-E
E-1
E-2
R-1
R-2
R-3

Permitted Density
0.25 dwellings per acre
0.67 dwellings per acre
1.00 dwellings per acre
1.93 dwellings per acre
2.89 dwellings per acre
3.63 dwellings per acre

With this approach, the number of units to be considered for the property becomes a straightforward
mathematical calculation. These standards can be set as the maximum number of units allowed in the
PRD. In addition, this number of units is not a guarantee to the applicant, as the development must still
meet all other relevant standards.
Clustering
One approach to designing planned developments is to allow for clustering of dwellings, without
exceeding the overall density allowed. There are other sound approaches such as conventional,
curvilinear road, or neo-traditional subdivisions (which follow more established patterns of
development). When a clustering design is used, it can present benefits to the applicant and community
(as noted in the findings), but should follow defined design guidelines. It is suggested that clustering
meet set objectives such as: creating unique and desirable development formats, minimizing installation
of public infrastructure, minimizing environmental impacts, increase landscaping and buffering, and / or
preserving historical structures or landscapes.
Standards
Just as regulations for clustering refine how density is applied and “feels” in a development, bulk
standards also create a desired scale of development. Several standards are suggested to be specified in
the updated PRD:
•
•
•

Height for single family homes is suggested to be based on the underlying zoning district, with a
maximum set at 44 feet – the highest single-family dwelling otherwise permitted by code.
Minimum Building Separation can be set as a fixed number based on established side yard
requirements or an otherwise defined figure. A minimum standard of between 15 and 20 feet is
common.
Areas to preserve: Environmental areas such as wetlands, existing tree stands, savannahs, and
flood plains should be identified as areas where development cannot take place (however, these
areas could be counted toward common open space).
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•

Complete Streets: The intent and design standards of the Village’s Complete Streets policy,
adopted in November 2019 should be expected of new PRD developments.

Parking
Parking standards set at two spaces per dwelling (one inside) establishes a sound base line. When
appropriate, exceptions to this standard may be allowed under special circumstances such as being
located close to the Metra Station or specific evidence provided by the applicant that less parking is
feasible. In addition, visitor spaces should be required for rowhome developments if they are part of a
PRD. A common standard for rowhome guest parking spaces is that an additional 15% of the spaces
otherwise required by provided.
Common Open Space
Common open space for the PRD must be more than the 30 foot buffer around the perimeter of the
development. An internal portion of the development would also be designated as common open space.
Standards for those areas would be defined to included areas that are not part of established setbacks
or rights of way. Additional requirements can be established that further refine the amount and utility of
open space should the Village wish to apply such definitions. Interior common open space of up to 20%
is suggested in addition to any perimeter buffer. Lastly, the type of minimally impactful encroachments
appropriate to allow in common open spaces should be specified, such as recreational paths, roads and
sidewalks.
Regarding the 30-foot area required around a PRD development, this standard is best applied only
where necessary for a specific buffer to an existing land use – either to the benefit of the existing or
proposed development. This is best accomplished by redefining the standard as a buffer (rather than
“open space”) and defining situations where it is necessary to mitigate potential adverse impact such as
light, noise, or views. The degree to which the level of buffering is adequate would be evaluated as part
of the PRD review process.
Public Benefit
As part of the planned development, an improvement should be provided in the form of a site
enhancement, nearby amenity, or donation in lieu to be applied to such benefits (such a donation would
not be set to “buy out” of a requirement, but to contribute to a community benefit that could not be
provided due to physical site constraints). As for what the benefit may be, this can be uniquely
negotiated for each development, or a standard can be set related to Village priorities. In that vein, a
public benefit may focus on items such as a recreational area, trail / path system, increased open space,
or a cash donation toward comparable enhancements.
What may be Varied
The PRD should specify what aspects of the underlying zoning may be varied through the process and in
what circumstances. Alternatively, the code could note items that cannot be varied. Given the objectives
discussed for the PRD, it is suggested that any standard other than land use and maximum defined
density (number of units) can be varied. Density is often a significant concern for residential
developments, and allowing more units than the underlying zoning can add to controversy to a
development with providing added value for the Village (unless to incentivize a specific benefit as noted
below).
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As for relief for proposed land uses, the ability to incorporate institutional or unique uses can be done
through the RIO District (as noted earlier). Commercial uses would not likely be appropriate within a
PRD, and if they are to be located at the edge of the development can be zoned as an appropriate
commercial district. Lastly, as noted above, building height may be varied, but not beyond 44 feet.
Incentives
Incentives can be applied to items not specifically regulated, but desirable. For example, density
bonuses (allowing construction of additional dwellings) may be provided for preservation of historic or
significant structures (such as an original farmhouse), providing additional open spaces or
environmental features, constructing paths, etc. An alternative approach to securing these benefits
without such bonuses would be to make them part of the public benefit.
Site Plan Review
The current code has provisions for Site Plan review for processes other than PRD (conducted by the
Architectural Board of Review (ABR) in Section 10-2-8). It is applied now to the PCD, PMD, and RIO.
Those instances specify standards for approval and general standards are included in Section 10-2-8-D
(these are similar to those that might be applied to a Special Use). The RIO regulations (Chapter 16)
include additional standards related to landscape, sensitive areas, pedestrian and bike circulation. The
current code also requires that plans for a PRD go before the ABR, but specifics of the review are not
described.
A revised site plan review process is recommended for the PRD. The process would be conducted
administratively prior to the public hearing to create an efficient and effective review. Staff would work
with applicants to ensure that fundamental elements of the PRD are in place before a proposal formally
comes for PCZBA consideration. Specific site plan review standards to be met by applicants would be
spelled out in the PRD. Also, review standards currently under consideration by the Village would be
incorporated into this step, including: “convenient and safe vehicular access”, “access and circulation by
bicyclists and pedestrians” and “location and screening of a project’s waste disposal areas”.
This process would ensure that plans coming before the community have met a minimum standard from
which to begin consideration. The site plan review findings would be considered by the PCZBA as part of
the Preliminary Plan and Site Plan Hearing. Should some requirement of the administrative site plan
review not be accepted by the applicant, those could be brought as an element of deliberation during
the PRD application. Further site layout enhancements could also be required through PRD deliberations
by PCABA and Village Board.
Architectural Review
A requirement for architectural review to be conducted by the ABR is recommended for the PRD
process. The current code has provisions for architectural design review (9-13-9). It is applied to PCD,
PMD, RIO and signs. Additional design standards are applied for the downtown (10-6A-11).
For the revised PRD process, it is suggested that the design review process apply to dwellings other than
custom built homes and include factors such as those noted below (* noted items are currently under
consideration by the Village).
•
•

Common area features such as landscaping, entry signs, and accessory structures
Building materials *
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•
•
•
•
•

Anti-monotony*
Distinctive character *
Scale of homes and compatibility with surrounding*
Design elements of rowhomes
Diversity of housing scale and architecture on a given block.

In addition, consideration can also incorporate aspects of existing village design standards for plane of
light, FAR, and building coverage.

Process (Section 10-5J-4)
Needs:
• Clear and specific standards to review development proposals.
• Early public and Village official input in the process.
• An option to do conduct preliminary and final plan review together.
• An efficient process that provides necessary review information.
Findings
The development review process spelled out for the PRD starts with an optional Preapplication meeting
with the PCZBA, if the applicant chooses. The second step is a Public Hearing before the PCZBA to
consider the plan and make a recommendation to the Village Board. Criteria by which the preliminary
plan is considered are too broad, and described in Section 10-5J-4:B-2: Preliminary Plan (emphasis
added):
The planned residential development plan, subdivision plat, articles of incorporation, and
declaration of covenants and restrictions shall be examined and evaluated by the
PCZBA in terms of the statement of purpose, standards and requirements contained
herein and shall be recommended for approval to the village board only after a
determination has been made that the proposed development does in fact serve such
purpose and comply with such standards and requirements. However, the village
retains the right to approve or deny any proposed development under this section which,
in their judgment, is not in keeping with the purpose and intent expressed herein for this
type of development in the village. All exhibits are to be part of the village files.
The Preliminary Plan moves on for consideration by the Village Board. If approved, the application
proceeds to Final Plan. A recommendation from the PCZBA is made to the Village Board for their final
determination. Approval standards at this stage are more specific and described in Section 10-5J-4:C-2
(emphasis added):
a. The uses proposed will not be detrimental to present and potential surrounding uses.
b. Departures, if any, from the requirements of this title are warranted by the design of
and amenities in the proposed development. No such requirements shall be waived
unless a public hearing thereon has first been conducted by the PCZBA in accordance
with this title.
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c. The proposed development is consistent with the general intent of the village
comprehensive plan.
d. Existing and proposed streets are suitable and adequate to carry anticipated traffic
within the proposed development and in the vicinity of the proposed development.
e. Existing and proposed utility services are adequate for the proposed development.
f. The proposed development, or each phase of the proposed development if construction
will be in stages, will contain the required parking spaces, landscape and utility areas
necessary for creating and sustaining a desirable and suitable environment.
g. Construction of each stage of the proposed planned residential development is capable
of completion within two (2) years.
h. The plan complies with all other criteria and the stated purpose set forth in this article.
Recommendations
The current review process is like that seen in other communities. However, some steps should be
added or rearranged to facilitate more effective review of the development proposal. The process
summary graphic below shows steps added or refined in the PRD development review (new or revised
steps are outlined in black). The intent is to add substantive, community-based evaluation steps with
specific standards to consider the development and do more of this earlier in the process.

Community Meeting: A meeting with neighbors held by the applicant (a step already applied as needed
by the Village) provides information to residents very early on in the process, generates greater
transparency, and helps the applicant identify any changes needed to mitigate potential community
impacts. This step would be encouraged, but not required. The Village would not participate in the
workshop--- such distance makes clear that the Village is neither for or against the proposal, and in fact,
hasn’t even formally evaluated the concept (this meeting would be held prior to the preapplication
hearing). The applicant needn’t prepare final or highly detailed plans, but enough to convey to the
community what is to be proposed.
Preapplication Hearing: Rather than having this as an optional meeting at the applicant’s discretion, it is
recommended to be a required meeting held jointly with the PCZBA and ABR. This meeting has several
benefits:
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1) The PCZBA and ABR have an opportunity to ask questions, share concerns and highlight positive
aspects of the proposal – again at an early stage in the process.
2) The PCZBA and ABR can also ask specific questions to be addressed when the matter comes
back for a formal hearing, be they related to traffic, site layout, internal circulation etc. This
makes for a more efficient and effective public hearing.
3) Based on feedback from the PCZBA and ABR, the applicant gets a further sense about issues and
opportunities related to the proposal. This provides them an opportunity to refine the project,
collect more explanatory data, and better prepare their proposal to meet the intent of the code
and community.
4) While it doesn’t happen often, feedback at this stage may raise concerns from the applicant that
their proposal is not in sync with the community, the comprehensive plan, and expectations
Village officials of how zoning standards are most appropriately met. The applicant may decide
at this point to drop or significantly revise the proposal.
5) Minimal submittal items are needed at this stage of the application.
Preliminary and Final Plan: As noted in the Findings section, standards for approving a Preliminary Plan
are broadly based – more specific criteria are provided for the Final Plan. Rearranging and clarifying this
structure can increase predictability of the process for all involved. Several suggestions along these lines
can bring the process in line with best practices and provide clarity to the review:
1) Considering the PRD to be a form of Special Use and noted as such in the use table allows for an
additional level of standards to be applied. This is a common approach to considering planned
developments and need not change the process as recommended here. However, it would add
a set of standards already applied to developments in the Village. In addition to the PRD
standards, the Special Use Standards and requirements to initiate the development with one
year (Section 10-4-2E-3 and 4) would be applied to PRDs.
2) The standards for PRD approval currently described with the Final Plan (Section 10-5J-4:C-2)
should become the central consideration of the Preliminary Plan review. Materials to be
submitted at that stage would be reviewed to ensure the PCZBA will have needed information
to evaluate the project. This approach ensures that the community input, testimony, and PCZBA
deliberation at the public hearing is based on full information related to the development. It is
common for all but final site engineering to part of deliberation at the preliminary stage of the
process.
3) At this point in the development review, the Village would have essentially determined whether
the project meets Village standards for a PRD and Special Use or not. If preliminary approval is
recommended by the PCZBA and then granted by the Village Board, the next step for the
applicant is to prepare final engineering plans to confirm the approved preliminary plans can be
engineered and constructed as depicted. Final Plan approval is primarily a question of whether
the final plans are in substantial conformance with the Preliminary Plan and meet all
engineering specifications. This step is then focused around preparing approval documents
(ordinance and development agreement) to ensure commitments from the applicant are kept. If
substantial changes are made between preliminary and final review to facilitate site engineering
the development plan would return to the PCZBA as a Preliminary Plan.
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4) Applicants should be allowed to conduct Preliminary and Final Plan reviews simultaneously. This
provision allows for more efficient consideration of smaller sites where the applicant chooses to
prepare final site engineering as part of a single process.
5) Occasionally there may be a change requested to an approved planned development; a process
to consider such a request should be part of PRD. This standard defines changes as either Minor
or Major. Major changes to an approved PRD, which would require a new hearing at the PCZBA
and approval by the Village Board, might include: increases in the number of dwelling units,
changes of dwelling type, reduction of open space, or reduction to visitor parking. Any
requested change to an approved PRD that is not Major, is defined as Minor and can be
approved by the Village Administrator upon evidence by the applicant that the change reflects
the intent and character of the approved PRD.
I’m looking forward to discussing these findings and recommendations with the Village Board, PCZBA,
and Staff to reach consensus on appropriate changes.

VILLAGE OF LAKE BLUFF
MEMORANDUM
TO:

President Charlot and the Lake Bluff Village Board of Trustees
Chair Peters and Members of the Joint PCZBA

FROM:

R. Drew Irvin, Village Administrator
Glen Cole, Assistant to the Village Administrator

DATE:

June 18, 2021

SUBJECT:

Planned Residential Development Regulations & Zoning District Review

The Lake Bluff Board of Trustees has determined that, in advance of future developments, it is in the best interests of the
Village to undertake a comprehensive review of the Planned Residential Development (“PRD”) regulations and the
underlying zoning districts in which a PRD may be located in order to determine whether and to what extent these
regulations should be revised, updated, or replaced.
Background/History
Over the past three decades the Village has approved six (6) PRDs, with the first utilized in 1978 for the Tangley Oaks
residential development. A PRD was also utilized to facilitate the preservation of the historic Philip D. Armour, III estate
and significant oak forests. The last successful PRD was granted in 1989 for the Belle Foret residential development. The
Village last approved a PRD in 2006 for the “Stonebridge” development involving the preservation of the William V. Kelley
Estate manor and gatehouse, Jens Jensen landscape architecture elements and a wooded 10-acre area placed in a
conservation easement. The Stonebridge development is located in a transitional area between the Village’s residential
and estate residential zoning districts. The development failed during the 2008 recession and the project’s second
developer has announced publicly that it will not undertake the approved development and has instituted litigation
against the Village asking the court to rescind the PRD. Please know that Stonebridge is only one of the possible
developments that may be subject to or benefit from updated PRD regulations.
Process
After soliciting proposals from qualified firms with expertise in land use planning to evaluate and recommend revisions to
the Village’s framework for PRDs and the underlying zoning districts in which a PRD may be located, the Village selected
Teska Associates Inc. of Evanston, Illinois to lead the Village’s evaluation and revision process. Ultimately, any changes to
the PRD regulations would be reviewed within a public hearing held by the PCZBA and considered for adoption by the
Village Board of Trustees. For the past few months, Teska has focused their efforts on how the Village might best facilitate:
1. Appropriate densities within a PRD. Currently, the PRD regulations include a formula that creates somewhat
higher density developments than would otherwise be available under underlying zoning. Recent proposed PRDs
have sought further increases in density.
2. Effective transitions between residential zoning districts of different densities.
3. The preservation of natural and historic resources within a PRD.
4. The coordination of the PRD mechanism with the Village’s other zoning and subdivision regulations, especially as
it concerns development phasing.
5. Updating and rewriting of the PRD regulations to ensure appropriate purposes, applicability, standards, and
related land use controls and regulations for these special and unique residential developments
6. Implementation of a suspension on amended or new PRD approvals during the review, public hearing, and
approval process for the new PRD and underlying zoning district regulations.

With the (i) Kick-off meeting and Community tour, (ii) Evaluation of Current Development Regulations and Procedures,
and (iii) Stakeholder Interviews now complete, the next step in the review process is a Joint Village Board & PCZBA
workshop. The attached memorandum from Teska Principal Michael Blue outlines the goals of the joint workshop.
Hopefully, everyone will be able to review the background materials and be prepared (see homework) for a lively 90minute conversation.
As always, feel free to contact Village Administrator Drew Irvin with any questions at (847) 283-6883 or
dirvin@lakebluff.org.
Attachments:
1. June 17, 2021 Memo from Teska.
2. 2023 Strategic Plan.
3. Comprehensive Land Use Plan Excerpt (Housing Objectives).
4. Current PRD Regulations.
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Memorandum
To:
From:
Date:
RE:

Drew Irvin, Village Administrator, Village of Lake Bluff
Michael Blue, FAICP, Principal, Teska Associates, Inc.
June 17, 2021
Joint Village Board & PCZBA Workshop

As outlined in your note to the Village Board and PCZBA about the workshop, we have four main points
to address at the workshop.
1.
2.
3.
4.

High level community character goals.
Village priorities for development.
Challenges to past development reviews.
Information decision makers need for development review.

Objectives for the evening will be to develop a common set of goals for residential development in Lake
Bluff. We will also discuss the most appropriate and effective ways to achieve those goals. We will not
be re-evaluating specific developments or cases – although they will certainly be part of the discussion
and be useful as examples of the development process and its final results. By focusing on ultimate goals
and needed information, the group’s insights will be very useful to us in drafting the updated PRD.
In preparation for discussion, a bit of prep work by the group will help the discussion. We’d ask that they
take a little time between now and then and do the following:
1. Review the existing PRD District regulations.
2. Review the Village’s Strategic Plan with an eye toward how development and regulating it fits
into overall Village priorities.
3. Review Housing Objectives from the Village’s Comprehensive Plan
4. Take a brief drive through some of the residential parts of Lake Bluff you think are really nice…
and one or two you might like to change a bit.
5. Make a couple lists (just a few things on each is fine) and bring them in writing to the workshop:
a. When you describe what you like best about Lake Bluff to friends and family, what do
you tell them?
b. What are the “characteristics” of good residential development in Lake Bluff?
c. Thinking about Village approval of previous developments (whether you were on the
Board or Commission or not) what would have improved that process?
I look forward to seeing you and the group at next week’s workshop.

Lake Bluff
2023 Strategic Plan

Lake Bluff 2023 Strategic Plan
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Lake Bluff, Illinois, one of Chicago’s best suburbs, overlooks
Lake Michigan as the northern-most point of the North Shore.
Weaving together small-town charm with easy access to Sunrise Beach,
parks, recreation trails and a host of family-centered experiences, village life
has a distinct culture all its own – one that is buoyed by lively, forward-thinking
residents, a sensible and broad-minded government, a thriving commercial historic
district (ca. 1895) with a burgeoning commercial corridor and great schools.
The friendly and easy-going atmosphere of the Village shapes a strong sense
of belonging. Business owners know their customers, and Bluffers connect
with and know their neighbors both new and old. Lake Bluff’s unique character,
Americana charm, amenities, and lakeside location have been recognized
and lauded nationally by Coastal Living and locally by Chicago Magazine.

Mission/Purpose Statement

The expression of mission,
or purpose, is the Village’s fundamental reason for being, and that
for which all commitments and resources are in service.

“The Village of Lake Bluff
provides vision, stewardship,
and valued services, and fosters
a vibrant community culture to
enhance our quality of life.”
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Guiding Principles The Village and its stakeholders embrace these
shared values which serve as guideposts describing our conduct and
behavior in all circumstances. They apply to everyone without exception.

In Lake Bluff, we will...
·· Take personal responsibility for the quality of our community
·· Act with integrity, accountability, and in the best interest of all
·· Demonstrate kindness, neighborliness, and concern for others
·· Be inclusive, welcoming, and open minded
·· Interact with respect and civility in all circumstances
·· Embrace a positive, forward-looking orientation
·· Cherish our history, culture, and legacy of excellence

Vision for 2023 Our Vision for 2023 inspires us, and sets the
trajectory for a bold, clear and compelling future for our community.

“The Village of Lake Bluff is
welcoming, attractive and
flourishing – an authentic
atmosphere of neighbors,
traditions, safety and
invigorating community life.”
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High-Level Goals These five Goals establish the Strategic Plan
framework. Each one pertains to a distinct component of Village health and
viability. Achievement of these Goals facilitates attainment of our Vision for
2023. No prioritization is implied by the order in which they are listed.

We envision the Village of Lake
Bluff as a community where...
··

Economic Development
We bolster economic vitality.

··

Sense of Community
We cultivate connection, stewardship, and informed optimism
across interests, generations, neighborhoods, and borders.

··

Public Assets
We fortify our public assets and systems.

··

Environmental Sensibility
We celebrate, preserve, and enhance our natural heritage.

··

Stability
We ensure insightful governance, financial viability,
safety, and quality municipal services.

Strategies for Vision Attainment

Vision Statements should
be bold, compelling, and ennobling. They should inspire others to move
to town, take part, do business, shop, or play in the Village.

Economic Development
We will bolster economic vitality.

Central Business District: Create a planned vision
for the growth and sustainability of our downtown.
··

Identify and attract ideal profile businesses
to heighten and amplify vibrancy downtown.

··

Increase foot traffic by instituting an intelligent
mix of business and residential uses.

··

Ignite interest in the Central Business District as a destination location.

··

Maximize utility of existing parking infrastructure and plan for increased demand.

Waukegan Road Corridor: Retain existing businesses and
identify and pursue ideal sales tax-generating businesses.
··

Maximize the potential and revenue generation of the Business Parks.

··

Explore strategies to economically and aesthetically integrate the north
side of Route 176 and the intersection of State Routes 176 and 41.

··

Advocate for near-term construction of the Routes 41/176 interchange.

··

Manage impacts of the new Lake Forest Hospital and modified
campus while maximizing potential benefits.

Marketing: Extend our branding and marketing
reach to tout Village assets and desirability.
··

Market to surrounding businesses and relocation companies.

··

Target market to potential new businesses.

··

Encourage residents to create demand by acting as community ambassadors.

··

Develop marketing materials to equip Bluffers as brand ambassadors.
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Strategies for Vision Attainment

Vision Statements should
be bold, compelling, ennobling and should inspire others to move
to town, take part, do business, shop, or play in the Village.

Sense of Community (1 of 2)

We will cultivate connection, stewardship and informed optimism
across interests, generations, neighborhoods and borders.

Placemaking: Maintain and build upon Lake Bluff’s charm and intrinsic character.
··

Feature and prioritize the Village’s natural beauty,
setting, culture, and connectivity.

··

Preserve quality public space for community gathering
and support community-wide events.

··

Foster Village unity and connectivity.

··

Maintain and manage historic and architectural preservation of the Village.

··

Consider design principles that better integrate the train depot with
our walkable neighborhoods and Central Business District.

Housing: Diversify housing to ensure choice and
facilitate the balance of supply and demand.
··

Encourage diverse housing implementation for residents in all stages of life.

··

Engage the entire community in Village leadership’s examination
of what it takes to enjoy a variety of quality housing options,
including condominiums and townhomes, in the context of Lake
Bluff’s historic housing legacy and the marketplace.

Inclusion: Recognize and signal support for the increasing
diversity of the greater Lake Bluff community.
··

Honor the community we have created and welcome
new potential that accompanies change.

··

Practice open-mindedness and demonstrate confidence that
diversity and change are assets to our community.

Strategies for Vision Attainment

Vision Statements should
be bold, compelling, ennobling and should inspire others to move
to town, take part, do business, shop, or play in the Village.

Sense of Community (2 of 2)

We will cultivate connection, stewardship and informed optimism
across interests, generations, neighborhoods and borders.

Engagement and Communication: Reach out
to Village stakeholders on community matters.
··

Create opportunities and means to engage new residents, youth, veterans,
and others to enrich the quality and culture of the community.

··

Convene a diverse team to guide, evaluate, select and
design effective forms, composition, and frequency of multidirectional communications including social media.

··

Audit current communications practices and perform periodic assessments.

··

Make it easy for people to participate and to be informed.

Volunteerism: Build civic capacity to understand, participate and lead the
array of institutions, initiatives and traditions that make Lake Bluff great.
··

Host timely mini-workshops to educate stakeholders on
policies, rights, responsibilities, and processes.

··

Encourage brainstorming sessions and constructive dialogue
on community events, traditions, and challenges.

··

Popularize volunteerism across all generations – redefine
it, and recast it as a privilege and honor to serve.

··

Find ways to engage and leverage talent without overtaxing new volunteers.
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Strategies for Vision Attainment

Vision Statements should
be bold, compelling, ennobling and should inspire others to move
to town, take part, do business, shop, or play in the Village.

Public Assets

We will fortify our public assets and systems.

Infrastructure: Evaluate, invest in/transfer, and monitor Village infrastructure.
··

Annually review and prioritize the 10-Year Capital Improvement Plan.

··

Continue to strategically invest in or transfer Village-owned assets.

··

Advance stormwater mitigation for the viaduct and related ravine.

Aesthetics: Accentuate the Village’s aesthetic environment.
··

Provide the Sustainability and Enhancement Committee with
the resources to develop a beautification and enhancement
program for all transportation corridors.

··

Continue to support local volunteer efforts to beautify the Village.

Transportation: Facilitate ease of movement and improved connectivity.
··

Integrate bike and pedestrian trails.

··

Advocate for more Lake Bluff express commuter trains.

··

Explore bus and bicycle public transportation opportunities.

··

Create awareness about existing senior-focused transportation programs.

··

Embrace innovations in alternative and non-traditional transportation modes.

··

Seek solutions for local, state, and regional arterial congestion.

Strategies for Vision Attainment

Vision Statements should
be bold, compelling, ennobling and should inspire others to move
to town, take part, do business, shop, or play in the Village.

Environmental Sensibility

We will celebrate, preserve and enhance our natural heritage.

Preservation: Practice and cultivate environmental stewardship.
··

Apply best practices to manage the impacts of
commercial and residential development.

··

Leverage existing committees to facilitate and support
interagency environmental initiatives.

··

Work with local, state, and federal groups to enhance the
quality of Lake Michigan and Lake Bluff beaches.

··

Emphasize and celebrate our successful approach to handling household waste.

Enhancement: Identify and implement measures
to enhance our natural environment.
··

Set the standard for public ravine maintenance.

··

Provide education on maintenance of privately owned ravines
and bluffs, and the benefits of conservation areas.

··

Make forestry management resources more available to the community.

··

Continue a leadership stance on stormwater management.
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Strategies for Vision Attainment

Vision Statements should
be bold, compelling, ennobling and should inspire others to move
to town, take part, do business, shop, or play in the Village.

Stability (1 of 2)

We will ensure insightful governance, financial viability,
safety and quality municipal services.

Governance and Leadership: Be true to the Village’s shared
vision, bring the community together, and act in the best interest of all.
··

Maintain momentum toward Vision achievement, report on
Strategic Plan performance, and schedule timely Plan updates.

··

Utilize clear, fair decision making processes and welcome
dissent as a natural function of diverse perspective.

··

Convene partners and peers to re-imagine partnerships,
champion innovation, and create leading-edge practices.

··

Ensure transparency in governance and municipal functions.

Fiscal Stability: Ensure policies, processes and practices steward
Village resources and strengthen financial stability and independence.
··

Build resilience by diversifying the Village’s revenue base.

··

Identify and pursue non-property tax revenue sources to finance
programs, services, and infrastructure at every opportunity.

Strategies for Vision Attainment

Vision Statements should
be bold, compelling, ennobling and should inspire others to move
to town, take part, do business, shop, or play in the Village.

Stability (2 of 2)

We will ensure insightful governance, financial viability,
safety and quality municipal services.

Public Safety: Ensure community commitment to public safety.
··

Explore innovations in safety and law enforcement.

··

Be diligent about emergency preparedness.

··

Foster a culture of safety throughout the Village through individual
awareness, education, safe practices, and safe design.

Municipal Services: Deliver high-quality, cost-effective
municipal services that meet community needs.
··

Evaluate current structures and systems to ensure
resources can fulfill the direction of the Strategic Plan.

··

Continue to identify and implement reductions in operating expenses.

··

Continue to advance shared services and purchasing opportunities.

··

Continue to support volunteer EMS and fire service provision.
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Stakeholder Inventory A stakeholder list was created by the Steering Committee to bring to mind the spectrum of perspectives
and interests present in the Village’s “system.” It was generated by answering three questions: Who does the Village serve? Whose
support does it need? Who is impacted by its work? Participants made several additions to the list which now reads as follows:
• Residents
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•
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Seniors
New
School Age Parents
Newcomers
DINKs
Youth
Empty Nesters
Snowbirds
Geographic locations/ Neighborhoods
Volunteers
Boomerangs
Prospective

Visitors
Cyclists
Commuters
Taxpayers
Village Employees
Trustees and Elected Officials
Alumni
Special Events Coordinators/Users
Non-Resident Property Owners
Business
•
•
•
•

Large Employers
CBD & Other small employers
Geographic locations
Type (Auto, retail, food, etc.)

• Major Employers
• Downtown Merchants
• Commercial Property Owners

• Volunteer Fire Department
• Other Local Governments
• Library
• School District #115
(Lake Forest High School)
• School District #65
• Park District
• Shields Township
• CLCJAWA

• Forest Bluff Montessori
• Surrounding Communities
•
•
•
•
•

Lake Forest
North Chicago
Knollwood
Libertyville
Green Oaks

• Realtors
• Homeowner Associations
•
•
•
•

•
•
•
•
•

Building Community
Media
Developers
Contractors
Not for profit organizations

•
•
•
•

Churches (2), Beach Church (1)
Hospital (NWLFH)
PTO
Alliance for Excellence

• Great Lakes Naval Station
• Boards and Commissions

• Plan Commission/Zoning
Board of Appeals
• Architectural Board of Review
• Board of Fire and Police
• Police Pension Fund Board
• Historic Preservation Commission
• Senior Resources Commission
• CROYA
• Sustainability & Enhancement Committee

• Farmers Market

• Committee/Users

• Sustainability Proponents
• Preservationists
• The Lake Bluff Caucus

The Sanctuary
Tangley Oaks
Armour Woods
Belle Foret

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

American Legion
Artists on the Bluff
Community Foundations
Garden Club
Kiwanis
LF/LB Chamber of Commerce
Lake Bluff BBQ Society
Lake Bluff Baseball Association
Lake Bluff History Museum
Lake Bluff Yacht Club
Lions Club
Open Lands Association
Parade Committee/Users
Rotary Club
Women’s Club
Youth Organizations

To everyone
who made this
plan, and who
will make this
plan reality...
Thank You.

NORTH SHORE LIFE
LAKE BLUF F STYL E

40 E. Center Avenue, Lake Bluff, IL 60044

lakebluff.org
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ARTICLE J. PLANNED RESIDENTIAL DEVELOPMENT (PRD)
SECTION:
10-5J-1: Purpose
10-5J-2: Permitted Uses
10-5J-3: Standards
10-5J-4: Procedure

10-5J-1: PURPOSE:
The intent of this article is:
A. To preserve the natural scenic qualities of open spaces;
B. To provide a harmonious variety of architectural styles, building forms and building
relationships within the development;
C. To permit creative and imaginative design not always possible under conventional zoning
regulations; and
D. In general, to permit greater flexibility and facilitate the use of techniques of large area land
development which will be most advantageous to the village. (Ord. 87-38, 12-14-1987)

10-5J-2: PERMITTED USES:
Uses permitted in a planned residential development may include, and shall be limited to, single-family
dwellings and multiple- family dwellings and lawful accessory structures incidental thereto, buildings
primarily devoted to religious worship, private elementary or high schools without dormitory
accommodations, and buildings, structures or other facilities for common recreational use, provided such
structures shall be in compliance with the standards and regulations set forth in this article and in
compliance with all other applicable ordinances and acts of the village and the statutes and regulations of
other governmental units having jurisdiction. Other uses which shall have been permitted in the zoning
district or districts in which the proposed development is located prior to approval of the planned residential
development pursuant to this article shall be superseded and not permitted in the development area, after
such approval. (Ord. 87-38, 12-14-1987)

10-5J-3: STANDARDS:
A planned residential development must meet the following standards:
A. Ownership: The site must be under common ownership prior to final approval of a planned
residential development. Applications for a planned residential development must be filed by and
executed by all parties in interest as landowners, owners, beneficiaries, trustees, mortgagees or
otherwise. Until approval of a final plat for a planned residential development, applications therefor
must be amended to reflect all changes in ownership. The names of all beneficial owners,
shareholders and the like must be disclosed in all instances where such party has more than a five
percent (5%) interest in an entity that is an applicant for the planned residential development.
B. Minimum Size: The site must be not less than six (6) acres; provided, however, that the board
of trustees may approve a site of less than six (6) acres if, after public hearings, the board shall find
that a planned residential development on such site is in the public interest and that one or more of
the following conditions exist:
1. Because of unusual physical features of the property itself or of the neighborhood in
which it is located, a deviation from the regulations otherwise applicable is necessary or
appropriate in order to conserve a physical or topographic feature of importance to the
village.
2. The property of its neighborhood has a historic character or economic importance to the
community that will be protected by use of a planned residential development.
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3. The property is adjacent to or across the street from property which has been
developed or redeveloped under a planned residential development, and a planned
residential development will contribute to the maintenance of the amenities and values of
the neighboring property.
C. Zoning: The site must be zoned consistent with the proposed development and must not
require any rezoning for consideration of the application; provided, however, that the village board
of trustees may permit or direct the consideration of any planned residential development by the
PCZBA in conjunction with any request for rezoning by the petitioner.
D. Density:
1. The cumulative total number of dwelling units within the development, for all phases of
construction, shall not exceed the maximum number of dwelling units determined at the
applicable rate as set forth in the following table for the zoning district classifications which
were in effect for the various parts of the subject area immediately prior to the filing of the
plan:
Zoning District

Rate Of Dwelling Units Per 100 Acres

C-E

25

E-1

67

E-2

100

R-1

193

R-2

289

R-3

363
2. If the proposed development is located in more than one zoning district, the rate of
dwelling units shall be calculated separately for the area in each district without rounding
off, and then totaled. Remaining fractional units, if any, shall be rounded off to the nearest
whole number of units, with one-half (1/2) or more raised to the next higher whole number
and less than one-half (1/2) units reduced to the next lower whole number. No more than
four (4) dwelling units shall be under one roof or otherwise attached.
E. Ground Coverage: The total ground area occupied by buildings and structures shall not exceed
thirty percent (30%). If the village board shall determine, upon a showing by the landowner that a
greater percentage of ground coverage will not have an undue adverse impact on existing public
facilities or on the reasonable enjoyment of neighboring property, and that an increase in the
ground coverage is appropriate because of unique physical characteristics of the site, the board
may permit an increase of the total ground coverage from said thirty percent (30%) to a total
ground coverage of thirty three percent (33%).
F. Building Height: The maximum height of buildings shall be thirty four feet (34') and shall not
exceed two and one-half (21/2) stories.
G. Parking: Two (2) off street automobile parking spaces, at least one of which is enclosed, shall
be provided for each dwelling unit, and all other parking requirements for residential uses provided
in other sections of this title shall be met.
H. Common Open Space And Parks: A reasonable amount of land shall be reserved for use as
common open space or dedicated for public use as parks. Common open space may contain
structures for recreational use. In addition thereto, there shall be provided a yard at least thirty feet
(30') in depth along and within the entire perimeter of the planned residential development as
additional common open space to remain open and unoccupied. There shall be provisions for the
ownership and maintenance of common open space such as reasonably will ensure its continuity
and conservation, including provisions for payment of taxes and other maintenance expenses.
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I. Drainage: Adequate drainage facilities for surface waters and stormwaters shall be provided.
J. Traffic: Public roads adequate to serve the residents and meeting the minimum standards of all
applicable ordinances of the village shall be provided.
K. Water And Sewers: Public water and sewer facilities shall be provided.
L. Streetlights: Streetlights as approved by the village board shall be provided. (Ord. 87-38, 12-141987; amd. Ord. 2012-10, 4-9-2012, eff. 5-1-2012)

10-5J-4: PROCEDURE:
A. Preapplication: Any landowner who proposes to file a plan may, at his request, appear before
the PCZBA to review with the PCZBA the general nature of the proposed plan prior to filing the
plan. Nothing that transpires at such meeting will be deemed to constitute a commitment on the
part of the landowner, the PCZBA or the village.
B. Preliminary Plan:
1. Application And Contents: The landowner shall submit to the village board, in nine (9)
copies, written application for approval of a plan on forms supplied by the village. The
application shall be accompanied by payment of requisite filing fees and a preliminary
development plan, which shall include at least the following information:
a. Survey: A survey including legal description of the site to include thereon
floodplain, floodway and flood fringe boundaries on the site, if any.
b. Drawing: A scale drawing showing a subdivision layout based upon the
existing zoning. In addition, there shall also be filed a drawing or sketch
showing the proposed location of buildings, streets, parking areas,
pedestrian walks, landscaping and other land uses, and an artist's
renderings of the proposed building types.
c. Community Characteristics: Data regarding site conditions, land
characteristics, community facilities and utilities, existing covenants and
easements, and general information about land uses within one-half (1/2)
mile of the site.
d. Construction Sequence: Proposed construction sequence for buildings,
parking spaces and landscaped areas, and the number of each type of
building and bedroom mix in each phase.
e. Ownership Information: The names and addresses of all present and
proposed owners, as defined in subsection 10-5J-3A of this article, of all land
within the project.
f. Maintenance Of Common Open Space: An outline of proposed articles of
incorporation and bylaws for a property owners' and renters' association and
of a proposed declaration of covenants and restrictions which may be a part
of the plan. The landowner or his successor shall maintain control of and
responsibility for the common open space.
2. PCZBA Review; Hearing: The application and preliminary development plan shall be
referred to the PCZBA for review. The PCZBA shall hold a public hearing on the application
pursuant to the provisions of this title, following publication of legal notice thereof, within
ninety (90) days after the filing of the application, or such later meeting date as has been
requested by and granted to the landowner. Following such a hearing, the PCZBA shall
prepare its recommendations on the preliminary development plan and forward a copy
thereof to the village board. Such recommendations shall recommend approval,
modification or disapproval of the preliminary development plan and the reasons therefor.
The planned residential development plan, subdivision plat, articles of incorporation, and
declaration of covenants and restrictions shall be examined and evaluated by the PCZBA in
terms of the statement of purpose, standards and requirements contained herein and shall
be recommended for approval to the village board only after a determination has been
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made that the proposed development does in fact serve such purpose and comply with
such standards and requirements. However, the village retains the right to approve or deny
any proposed development under this section which, in their judgment, is not in keeping
with the purpose and intent expressed herein for this type of development in the village. All
exhibits are to be part of the village files.
3. Village Board Review: Upon receipt of the PCZBA's recommendations, the village board
shall within sixty (60) days approve, modify or disapprove the preliminary development plan.
The village board may require such special conditions in the approval of the preliminary
development plan as it may deem necessary to ensure conformity with the Lake Bluff
comprehensive plan and all amendments thereto in effect from time to time, and the stated
purposes of planned residential developments. Upon approval by the village board of the
preliminary development plan, the landowner shall commence the final phase of the plan.
C. Final Plan:
1. Submission And Contents: Upon approval of a preliminary development plan, the
landowner shall submit a final development plan to the PCZBA for review. The development
plan shall be prepared by a licensed architect, land surveyor, civil engineer and/or planning
consultant and shall include the following:
a. A survey showing existing features of the property, including contours,
buildings, structures, trees over four inches (4") in trunk diameter, streets,
utility easements, rights of way, land use and other data required by the
village subdivision control ordinance.
b. Site plan showing proposed building location and land use areas.
c. Traffic circulation, parking areas, sidewalks and pedestrian walks.
d. Landscaping plans, including site grading and landscaping design.
e. Preliminary drawings for buildings to be constructed in each phase,
including floor plans, exterior elevations and sections, and an artist's
renderings thereof, all of which shall have been submitted to the architectural
board of review for its report and recommendation. A copy of the report and
recommendation of the architectural board of review shall be submitted with
the final development plan.
f. Engineering plans, including street, yard and open space lighting, street
improvements, drainage system, sewer system and public utility extensions.
There must be full compliance with all requirements of the subdivision control
ordinance, including, but not limited to, construction of underground electrical
and telephone service. Location of garbage and refuse collection points and
of mail pick up points shall also be specified.
g. Such engineering feasibility studies on the handling of anticipated
problems arising out of or in connection with the development as may be
required by the PCZBA.
h. The final development plan may be submitted in stages, with each stage
or phase reflecting a portion of the approved preliminary development plan.
i. Construction sequence and time schedule for completion of buildings,
parking spaces and landscaped areas within the planned residential
development. Such time scheduled shall not exceed seven (7) years if the
planned residential development land is the subject of a preannexation
agreement, or five (5) years if the land is then within the village. If the actual
development period exceeds five (5) years, the village may revoke approval
of the planned residential development and initiate such zoning changes as it
deems necessary to preserve the public interest. If the construction schedule
provides for construction in stages or phases, the time for completion of each
phase shall not exceed a period of two (2) years.
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j. The development plan shall be in substantial conformity with the
approved preliminary development plan.
k. As part of the plan, the landowner shall file the following:
(1) Proposed articles of incorporation as a not for profit corporation,
and bylaws for a not for profit corporation, the members and
shareholders of which shall be all of the property owners and renters
of the property within the planned residential development from time
to time (which corporation is sometimes referred to herein as "a
property owners' and renters' association").
(2) A proposed declaration of covenants and restrictions governing
property rights in the common open space and in other common
properties in the development; the voting rights of property owners
and renters; and exterior maintenance of buildings. Such declaration
shall specify the property subject to such covenants and restrictions;
shall provide for mandatory membership in the property owners' and
renters' association of all property owners and renters; shall establish
measures for collecting and assessing fees and expenses for the
maintenance and preservation of the common open space and other
common properties, for the payment of real estate taxes, personal
property taxes (if any) and other taxes assessed thereon, and for the
attachment of liens on the property of delinquent dwelling unit
owners. Such declaration may also establish an architectural design
committee and the functions, powers, duties and procedures of any
such committee. Such declaration may also include covenants or
restrictions pertaining to use, maintenance, improvements and
transferability of any of the property within the development.
(3) Assurances satisfactory to the PCZBA that, until the
development has reached a state of completion at which the property
owners and renters can adequately maintain the property and
enforce all of the covenants and restrictions which may be a part of
the plan as approved: a) the landowner who has petitioned for
approval of the plan, or his successor, shall retain control and be
responsible for the maintenance of all of the common open space
and other common properties, including, without limitation, the
payment of taxes; and b) responsibility for such maintenance shall
not be turned over to the property owners' and renters' association by
the landowner or his successor without the consent of the village
board, which consent shall be given only after the village board has
determined that the property owners' and renters' association can
adequately assume such responsibility. Prior to final approval of any
planned residential development, the landowner shall furnish the
village with any required statement by the appropriate governmental
agency, if any, certifying that the proposed plan gives adequate
consideration to soil and water conservation and to surface drainage
and runoff problems.
2. Hearing: The PCZBA will hold a public hearing on an application for final approval of a
planned residential development. Notice shall be given in accordance with the provisions of
this title. The PCZBA, following its review of a development plan, shall recommend to the
village board approval, approval with modifications or disapproval of the plan. Approval
shall be recommended only upon express findings by the PCZBA that:
a. The uses proposed will not be detrimental to present and potential
surrounding uses.
b. Departures, if any, from the requirements of this title are warranted by the
design of and amenities in the proposed development. No such requirements
shall be waived unless a public hearing thereon has first been conducted by
the PCZBA in accordance with this title.

https://export.amlegal.com/api/export-requests/d123edc0-d071-49a9-b2d7-f9382b4a922d/download/

5/6

6/18/2021

https://export.amlegal.com/api/export-requests/d123edc0-d071-49a9-b2d7-f9382b4a922d/download/

c. The proposed development is consistent with the general intent of the
village comprehensive plan.
d. Existing and proposed streets are suitable and adequate to carry
anticipated traffic within the proposed development and in the vicinity of the
proposed development.
e. Existing and proposed utility services are adequate for the proposed
development.
f. The proposed development, or each phase of the proposed development
if construction will be in stages, will contain the required parking spaces,
landscape and utility areas necessary for creating and sustaining a desirable
and suitable environment.
g. Construction of each stage of the proposed planned residential
development is capable of completion within two (2) years.
h. The plan complies with all other criteria and the stated purpose set forth
in this article.
3. Village Board Decision: The village board shall, within sixty (60) days after receipt of the
final development plan and recommendation from the PCZBA, approve, approve with
modifications or disapprove the final development plan.
D. Ordinance Approving Development:
1. Upon approval of a planned residential development, the village board shall pass an
ordinance authorizing the planned residential development and adding the designation of
planned residential development within the area covered by the planned residential
development on the village zoning map. No ordinance approving a planned residential
development shall be effective:
a. Unless all of its terms and conditions are accepted and agreed to by the
landowner within ten (10) days after its passage by the village board.
b. Until recorded with the county recorder of deeds of the final development
plat designating, with particularity, the land subdivided into conventional lots,
if any, as well as the division of other lands not so subdivided into common
open areas and building sites.
2. The recording of the final plat shall inform all who deal with the planned residential
development of the restrictions placed upon the land and act as a zoning control device.
The required plat for the planned residential development shall contain an appropriate
legend or notation on its face reflecting all of the covenants, restrictions, dedications,
regulations and requirements of and for the plan and pertaining to the development, and
shall be certified by the PCZBA as being in compliance with this article prior to its being
recorded. No building permit shall be issued for any structure until such certification and
recording of the final plat has been completed.
E. Revocation Of Planned Residential Development: The village may revoke approval of any
planned residential development or portion thereof upon the filing of a request for rezoning or
approval therefor of any land within the planned residential development. (Ord. 87-38, 12-14-1987;
amd. Ord. 2006-23, 10-23-2006; Ord. 2012-10, 4-9-2012, eff. 5-1-2012)
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Board of Trustees Special Virtual Meeting June 23, 2021

VILLAGE OF LAKE BLUFF
BOARD OF TRUSTEES AND
JOINT PLAN COMMISSION AND ZONING BOARD OF APPEALS
SPECIAL JOINT WORKSHOP
JUNE 23, 2021
APPROVED MINUTES
1. CALL TO ORDER AND ROLL CALL
Village President Charlot called the meeting to order at 7:00 p.m. and Village Clerk Katharine Hatch
called the roll:
The following were present:
Village President

Regis Charlot

Trustees:

Barbara Ankenman
Kate Briand
Taryn Fisher
Joy Markee
Stephen Rappin
Susan Rider

PCZBA Members:

Jill Danly
Deborah Fischer
Elliot Miller
Aaron Towle
Gary Peters, Chair

Also Present:

Katharine Hatch, Village Clerk
Peter Friedman, Village Attorney
Drew Irvin, Village Administrator
Glen Cole, Assistant to the Village Administrator (AVA)

2. ITEM #2 – NON-AGENDA ITEMS AND VISITORS
President Charlot stated the Village President and Board of Trustees allocate fifteen minutes for those
individuals who would like the opportunity to address the Village Board on any matter not listed on the
agenda. Each person addressing the Village Board of Trustees is asked to limit their comments to a
maximum of five (5) minutes.
There were no requests to address the Board.
3. ITEM #3 – PLANNED RESIDENTIAL DEVELOPMENT REGULATIONS & ZONING
DISTRICT REVIEW WORKSHOP
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Following an introduction from Village Administrator Drew Irvin, Michael Blue, Principal with Teska
Associates, came forward to begin his presentation. He introduced himself and described his professional
practice and the purpose of the 90-minute workshop, which was to develop the Village’s goals for
residential development in Lake Bluff and the most appropriate and effective ways to achieve those goals,
including revisions to the Planned Residential Development (“PRD”) mechanism in the Village Code.
Mr. Blue reviewed his introductory memorandum with the workshop participants and said that he would
work through the questions he shared in a collaborative conversation. For the first question, “What do you
like best about Lake Bluff?,” the workshop participants produced the following list:
●
●
●
●

●
●
●
●
●
●

●
●
●

Connected / What’s
Missing
Scale Is Small / Intimate
Can Relate / At Same
Level
Nature / Green /
Access To Nature /
Landscaping / Variety
Walkable / Bikeable
Planned / Mixed
Housing
Trees / Green
Spirit Of Village
Water
Trees / Landscape /
Green
○ Nature
Variety Of Home Styles
Multi-Generational
Kids Run Freely

●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●

Paths Connect
Neighborhoods
Charm / Spirit Of Nature
Not Cookie Cutter
Open Space
Connectivity
Different Housing Styles
A Bit Of Everything
(Single Family)
North Shore But / Laid
Back
Beach / Lake
Yacht Club
Safety
Community Pride
Low Traffic
Downtown
Low Density
Neighborhoods
Recreation

●
●
●
●
●

●
●
●
●
●
●
●
●
●
●
●

Sense Of Community
Eclectic Sense Of Town
Works
Multigenerational
Spirit / Spirits
Homogenous >>>
Challenge To PRD
Success
Traditions >>>
Want to Keep
Beach/Lake
Sidewalks/Bikes
Safe Harbor
Not Worry About Kids
Connectivity / Safety
Lake
Social
Safety / Police & Fire
Streetscape
Walkability

Mr. Blue introduced the purpose statement provided for the PRD tool in the Zoning Ordinance and asked
the group to consider what factor(s) are missing from the statement. In response to his question, the
workshop participants produced the following list:
●
●
●
●
●
●
●
●
●
●

Human Factor is Missing - “Most Advantageous”
East / West Side Differ
Homogenous >> Economic Terms
Connectivity / Holistic Community
Be A Part of Community
Connect Neighborhoods - For Pedestrians/Bikes
Open Spaces: How Much Is Enough
○ Be Right for the Area
Homeowners Associations - Too Much Private?
Sec. A - Too Narrow in Intent
○ Find Right Way to Preserve
List is Narrow
○ Impact on Properties Missing
○ Historic Structures & Landscapes
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During the conversation, Village Attorney Peter Friedman said the list should also consider the impact on
surrounding properties in regards to connectivity; types of housing; road network; utilities as these impacts
may be mitigated by an effective PRD. Also, consideration of historic structures and landscapes should
be present in any qualifying PRD project as the Village prides itself on these features.
Village Administrator Irvin shared a map of Lake Bluff that highlights at least seven properties which
meet the current minimum acreage requirement (six acres) necessary to develop a property as a PRD and
which may redevelop in the foreseeable future, including: Stonebridge; the Zenni Property; the Villageowned property east of the CLCJAWA plant; and 800, 1010, 1600, and 1650 Green Bay Road. He noted
that the intent of the Village’s agreement with Teska is to develop an improved PRD tool for future use.
Mr. Blue asked the group to consider the characteristics of good development by focusing on three key
phrases from the current PRD purpose statement. In response to his question, the workshop participants
produced the following lists:
●

“Harmonious Variety of Architectural Styles”
○ Subjective
○ Harmonious - Patchwork Quilt
○ Don’t Have “Repeating” Developments
○ Eclectic
○ Does Big Next to Small Fit In?
○ Internal Consistency
○ Also Village Wide
○ Multiple Styles
○ Landscaping
○ Quality to be Harmonious
○ PRD Not Look Like PRD

●

“Creative and Imaginative Design”
○ Represent People of Lake Bluff / Spirit
○ Address Unmet Needs
■ Affordable
■ Accessible
○ More Than Architecture
○ Match the Current Market
○ Consider Price of Land
○ Address Smaller Sites

●

“Greater Flexibility”
○ What is Right Density
○ What Can We Accommodate
○ Quality Materials
○ Don’t Miss Opportunity
○ Build “Together” w/ Developer
○ Preserve Predictability

A discussion ensued specifically concerning the minimum size requirement for a PRD (six acres) and if it
would be appropriate to reduce this requirement. Trustee Briand said the Board should strongly weigh the
predictability of the Village’s zoning regulations before approving changes that could have negative
ramifications on vested Lake Bluff residents. Chair Peters emphasized the reliance that the neighbors have
on how certain parcels will be treated and that there could be an adverse impact on the neighborhood if
the six acres requirement was reduced.
Mr. Blue asked the group to consider if developers understand Lake Bluff. In response to his question, the
workshop participants produced the following list:
●
●
●
●
●
●

Hit or Miss
They Build The Town
Get Unofficial Info / Not Consistent
Bring A Product Not In Village
Teardown = Loss of Small Homes
“It Worked Next Door”
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Mr. Blue asked the group to consider the role of residents and business owners in zoning reviews. In
response to his question, the workshop participants produced the following list:
●
●
●
●
●
●
●

It’s Their Community
Get More Comment
Transparency
Involvement
Hear Variety of Voices
Advocate Their Position
Multiple Formats for Input

As the workshop approached its conclusion, President Charlot opened the floor for comments from the
public.
A resident stated that she was a long time Lake Bluff resident and has seen a lot of different development
and “teardowns” occur in the Village then she commented on her current living arrangement. She said it
would be nice if some of the larger parcels were developed into smaller homes for grandparents desiring
to live near their family.
A resident expressed her concerns regarding the Stonebridge Development and said if workable zoning
could be established it would be good to move ahead with the development.
Mr. Blue thanked the Board, PCZBA, Staff and Public for the feedback and comments.
4. ITEM #4 – ADJOURNMENT
Trustee Briand moved to adjourn the workshop meeting. Trustee Fisher seconded the motion and the
motion passed on a unanimous roll call vote at 8:35 p.m.
Ayes:
Nays:
Absent:

(6)
(0)
(0)

Briand, Fisher, Markee, Rappin, Rider and Ankenman

Respectfully Submitted,

______________________________
R. Drew Irvin
Village Administrator

_____________________________
Katharine Hatch
Village Clerk
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Lake Bluff PRD:
Assessment
Report
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Agenda

1. PROCESS REVIEW

2. SUMMARY OF
FINDINGS

3. DISCUSS DRAFT
RECOMMENDATIONS

Lake Bluff PRD Update Process
Phase 1:
Kick off

Phase 2:
Tech. Code Review

Phase 3:
VB / PCZBA
Workshop

Phase 4:
Stakeholders

Phase 5:
Assess PRD &
Prelim. Recs.

Phase 6
Draft Updated PRD

Phase 7:
Review Updated
PRD

Phase 8:
Adopt Updated
PRD

We are here:

Summary of Finding
Purpose Statement (Section 10-5J-1)
• PRD purpose statement is accurate, but too broad.
• No clear picture of the Village character or expectations for
development.
Permitted Uses (Section 10-5J-2)
• Permitted land uses are logical, but do not clearly convey Village intent.
• Not clear how multiple family is indented in the PRD.

Summary of Finding
Standards (Section 10-5J-3)
•
•
•
•

Does not translate clearly to planned development review.
Text creates challenges to understand code and reach a desirable result.
Standards to reconsider, modernize: PRD size, density calculation, height, open space.
Standards to consider adding: distance between buildings, sustainability, public benefit,
incentives, connectivity, standards to vary.

PRD Review Process (Section 10-5J-4)
• Early review tasks lack appropriate standards and input.
• Detailed consideration happens late in the review process.

Permitted Uses (Section 10-5J-2)

Draft
Recommendations:
Policy Decision
Points

1.Permit rowhomes in the PRD?
2.Permit condo / apartment
dwellings in the PRD?
3.Entitle nonresidential portions of a
development using the RIO
District?

Standards (Section 10-5J-3)

Draft
Recommendations:
Policy Decision
Points

1.Require all residential development sites over 6 acres to be
considered as PRDs?
2.Allow residential development sites under 6 acres to be considered
as PRDs?
3.Require rowhome development with 10 or more units to be
considered as PRDs?
4.Calculate overall density (number of units) as a function of property
size and minimum lots size of base zoning?
5.Set 44’ as the maximum height in the PRD?
6.Require 30’ permitter open space only where needed as buffer?
7.Require additional open space in PRD interior?
8.Require public benefit as part of PRD?
9.Allow all zoning standards to be varied in a PRD except land use and
density?
10.Apply Site Plan Review to the PRD process per the report?
11.Apply Architectural Review to the PRD process per the report?
12.Allow additional dwellings as incentive for addressing Village goals?

Process (Section 10-5J-4)

Draft
Recommendations:
Policy Decision
Points

1.Continue to encourage a
community workshop for PRD
developments?
2.Require a Preapplication Meeting
with the PCZBA and ABR?
3.Apply Special Use and specific PRD
standards at the Preliminary Plan
step, making Final Plan about
finalized engineering?

Which of the follow standards should be applied in the PRD?
Which should be required? Which should be incentivized?
1. Differentiated housing styles

Incentives /
Requirements

2. Complete Streets
3. Preserving Environmental Areas
4. Guest Parking
5. Historic Preservation
6. Additional open space
7. Paths / Connectivity
8. Sustainability best management practices (BMPs)

Discussion /
Questions
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