VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, November 17, 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

AGENDA
1. Call to Order and Roll Call
2. Non-Agenda Items and Visitors (Public Comment Time)

The Joint Plan Commission & Zoning Board of Appeals allocates fifteen (15) minutes during this item for those individuals who
would like the opportunity to address the Board on any matter not listed on the agenda. Each person addressing the Joint Plan
Commission & Zoning Board of Appeals is asked to limit their comments to a maximum of three (3) minutes.

3. Consideration of the October 20, 2021 PCZBA Regular Meeting Minutes
4. Public Hearing – Final Plan & Special Use Permit
425-429 Shore Acres Drive (Lot 1 in Arden Shore Subdivision)

The petitioner seeks (i) approval of a Final Plan of development for the Property for use as a single-family residence with two
accessory dwelling units pursuant to Ordinance 2021-5, which approved a subdivision and variations concerning the Property; and
(ii) a special use permit to allow a residential pool house with heat, light, and bathing or shower facilities to be established on the
Property. The hearing may also result in further conditions applicable to the development, use, and maintenance of the Property as
well as any other zoning relief as required to fully grant the petition and allow the proposed development.
(PCZBA May Recommend to Village Board)

5. Public Hearing – Text Amendment – Accessory Dwelling Units

The Lake Bluff Plan Commission and Zoning Board of Appeals will consider amending various sections of the Zoning Regulations
in order to: (i) establish accessory dwelling units as a permitted or special use in some or all of the Village’s residential zoning
districts subject to certain conditions; (ii) amend or eliminate regulations that govern residential pool houses; (iii) adjust how
accessory buildings and uses in residential districts may be maintained following the cessation of the principal use or the demolition
of the principal structure; and (iv) make any other modifications desirable or necessary to effectuate the foregoing amendments.
(PCZBA May Recommend to Village Board)

6. Staff Report
7. Commissioner’s Report
8. Executive Session
9. Adjournment

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

VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
October 20, 2021
DRAFT MINUTES
1. Call to Order & Roll Call
Chair Peters called to order the meeting of the Joint Plan Commission and Zoning Board of
Appeals (PCZBA) of the Village of Lake Bluff on Wednesday, October 20, 2021, at 7:00 p.m.
The following members were present:
Members:

Jill Danly (via videoconference)
Deborah Fischer
Elliot Miller
George Russell
Aaron Towle
Anne Sorensen
Gary Peters, Chair

Also Present: Benjamin Schuster, Village Attorney (VA)
Glen Cole, Assistant to the Village Administrator (AVA)
Chair Peters said Member Danley is joining the meeting virtually pursuant to the Village’s remote
participation policy. There were no objections from the PCZBA to Member Danly’s participation.
2. Non-Agenda Items and Visitors (Public Comment Time)
Chair Peters stated the PCZBA allocates 15 minutes during this item for those individuals who
would like the opportunity to address the PCZBA on any matter not listed on the agenda. Each
person addressing the PCZBA is asked to limit their comments to a maximum of three (3) minutes.
There were no requests to address the PCZBA.
3. Consideration of the Minutes
Member Towle moved to adopt the September 22, 2021 PCZBA Regular Meeting Minutes and
the September 22, 2021 PCZBA Joint Workshop Meeting Minutes as amended. Member Miller
seconded the motion. The motion passed on a voice vote.
4. Accessory Dwelling Unit Workshop
AVA Cole said the PCZBA has spent a considerable amount of time over the past several months
working through draft regulations that would permit the construction of accessory dwelling units
in the Village and presented the draft.
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Member Russell commented that on Page Six, Section H, Item Number 2 – Prohibition in Street
Yards and asked if the PCZBA really desires to prohibit ADUs on those streets were the back lot
line abuts an alley. Following a discussion, the consensus of the PCZBA was to exclude “alleys”
from the prohibition on ADUs being located between a building line and a street or right-of-way.
Member Russell noted two instances where there were incorrect text references in the draft.
Separately, in response to a comment from Member Russell, AVA Cole confirmed that there is no
intention to allow for any type of relaxation of any of the bulk regulations for the construction of
ADUs.
Member Fischer asked why “residential pool house” is stricken as a use classification in the draft.
AVA Cole described the history of this provision. He said that these provisions are intended to
prohibit ADUs and that they need to be altered in some fashion.
Member Fischer commented on the use of the word “sufficient” in describing the PCZBA’s
standards for reviewing an ADU. She believes it is a subjective word. VA Schuster explained the
legal philosophy behind this choice and how the PCZBA would conduct its review. Following a
discussion, the consensus of the PCZBA was to retain the provision.
Member Fischer expressed her belief that the six-month time limit before abandonment provided
in the draft was too aggressive. AVA Cole stated that this provision was within the PCZBA’s
purview to decide and described the basis for it, noting that the ADU provision was more generous
than the ordinarily applicable rule. VA Schuster explained the legal rationale for abandonment
provisions. Member Towle expressed support for a longer abandonment period and said that, if it
became a permitted use, abandonment would no longer be a concern. Member Danly did not
support the inclusion of an abandonment provision. Chair Peters expressed his reluctance to delete
these provisions especially if there were property maintenance concerns. Member Sorensen
expressed that she would prefer the abandonment provision remain to allow neighbors to have a
conversation if there were nuisances. Following a continued discussion, the consensus of the
PCZBA was to amend the provision such that a special use for an ADU will be abandoned after
either 9 consecutive months or a total of 18 months in any three years.
Member Russell asked if Staff had evaluated how ADUs would be treated in the Village’s various
planned residential developments (PRDs) as well as the R-6 Zoning District (Sanctuary
Subdivision). AVA Cole replied that these situations would need to be evaluated by a case-by-case
basis and that building permits in the Village’s PRDs are already reviewed for their compliance
with these documents. VA Schuster said that the PCZBA would be able to amend the other
enabling ordinances if such a request came forward but conflicted with the governing PRD
approval.
A discussion regarding the articles submitted in the packet regarding surrounding community
ADU regulations, particularly Evanston and Oak Park.
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In response to a question, VA Schuster explained the PCZBA’s ability to amend its draft through
the course of a public hearing to consider a text amendment. It was the consensus of the PCZBA
to proceed to a public hearing at its November regular meeting.
In response to a comment from Member Miller, AVA Cole said that he is unsure how much public
attention this issue will generate.
In response to a question from Chair Peters, AVA Cole said that either he or the Village
Administrator would provide an informational update to the Village Board prior to the
commencement of the public hearing.
5. Staff Report
AVA Cole described the PCZBA’s upcoming work plan and possible future applications. He said
that the upcoming topics including hearings on ADUs; adoption of new Planned Residential
Development regulations; administrative updates to the Zoning Regulations; and returning to the
preparation of a new Comprehensive Plan.
Chair Peters said that the PCZBA will allocate significant amount of time to one meeting for a
historical overview in respect to the Comprehensive Plan because a lot of great work was done
under former PCZBA Chair Steve Kraus as well as among current members. He thinks this work
is still valid and can be returned to notwithstanding delays due to COVID-19.
6. Commissioner’s Report
There was no Commissioner’s Report.
7. Adjournment
As there was no further business to come before the PCZBA, Member Danly moved to adjourn
the meeting. Member Miller seconded the motion. The meeting adjourned at 7:54 p.m.
Respectfully submitted,

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

TO:

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

FROM:

Glen Cole, AICP

DATE:

November 12, 2021

SUBJECT:

Agenda Item #4 –

Assistant to the Village Administrator

425-429 Shore Acres Drive (Lot 1 of Arden Shore Subdivision)

Applicant Information:
(“Applicant”)

Arden Shore Lake Bluff LLC

Purpose:

Approval of a Final Plan for development of Lot 1 of the Arden Shores
Subdivision, as well as a special use permit to authorize a poolhouse
with light, heat, and bathing facilities as shown on the Final Plan.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-4-2(A)
Section 10-4-2(E)
Section 10-5-9
Section 10-9-4

November 2, 2021
November 2, 2021

(Variations)
(Number Of Buildings Per Lot)
(Special Uses)
(Accessory Buildings and Structures)
(Fence Height)

Summary and Background Information
History: In March 2021 (see here starting p. 39), the Village Board approved Ordinance 2021-5, which approved
a subdivision and a number of variations for the Arden Shore subdivision. The subdivision concerned the site of
the former Arden Shore Child and Family Services campus, a group home and residential program that ceased
operations in 1995 and has remained vacant since. The subdivision and variations contemplate the development of
the western ~18.2 acres of the site as a driving or practice range for Shore Acres golf course and the eastern ~7.8
acres as a single family residence complemented by two accessory dwelling units.
Final Plan: In the absence of final plans that would typically be required before awarding a variation, Ordinance
2021-5 approved the variations contingent upon the PCZBA and the Village Board approving a Final Plan that
must meet certain conditions. In October 2021, the Village received a proposed Final Plan for approval. The
PCZBA should review and make a recommendation regarding the plan.
Poolhouse: The Final Plan also proposes the construction of a residential poolhouse with light, heat, and bathing
or shower facilities. The Applicant has represented that these facilities were originally intended to reside within an
accessory dwelling unit and were separated for architectural reasons. This poolhouse is nevertheless governed as a
special use under the Village’s zoning regulations and requires the approval of a special use permit to construct
and use. The PCZBA should evaluate the Applicant’s request for a special use permit and make a
recommendation regarding the special use permit.
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Final Plan Analysis
While the PCZBA’s review is not specifically limited to these four criteria, Ordinance 2021-5 set forth four
conditions that the Final Plan must address:
1. Accessory Dwelling Units. The two smallest dwelling units on Lot 1 (each an “Accessory Dwelling
Unit”) shall be subordinate to the largest dwelling unit on Lot 1, and each Accessory Dwelling Unit
shall not exceed 2,716 square feet in gross floor area, as calculated pursuant to Section 10-5-6 of
the Zoning Regulations.
Sheet 2 of the Applicant’s plans shows floor area calculations for each structure on the property. As
presented, each accessory dwelling unit is less than 2,716 square feet.
The Applicant originally considered including the poolhouse features would be part of one of the
accessory dwelling units. In total, the sum of the floor area of all three structures is 6,400 square feet,
or 968 square feet more than contemplated by the original approval ordinance (5,432). This does not
strictly conflict with the text of the original approval ordinance and does not prevent the PCZBA from
recommending approval of the Final Plan if it desires to.
The PCZBA should consider if the Final Plan presented creates two subordinate accessory dwelling
units.
2. Principal Dwelling Unit Floor Area. The floor area for the largest dwelling unit on Lot 1 shall be
limited to no greater than 16,183 square feet in floor area, as calculated pursuant to Section 10-5-6
of the Zoning Regulations.
Sheet 2 of the Applicant’s plans shows floor area calculations for each structure on the property. The
largest dwelling unit is shown at 5,900 square feet, substantially less than the maximum.
3. Landscape Screening. The Final Plan shall provide for adequate landscape screening, as approved
by the Village Board of Trustees, between each Accessory Dwelling Unit and the lot lines abutting
555 Shore Acres Drive (to the north) and 670 Arden Shore Drive (to the south). Applicant is
encouraged to incorporate the native and adapted species identified in the Village’s Thematic
Landscape Identity, Gateway, and Corridor Plan (Resolution 2019-16).
The Applicant has provided the locations of proposed screening plantings on sheet LA-1, as well as
general details regarding their species and caliber. The PCZBA should evaluate if these proposals
provide adequate screening between the accessory dwelling units and the two identified neighboring
properties.
The attached draft approval Ordinance includes a condition that would require the installation and
maintenance of the screening plantings between each accessory dwelling unit and the abutting lot
lines.
[Continued on next page.]
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The following table identifies the species shown on sheet LA-1, their grade (A, B, C) in the Village’s
tree ordinance, as well as whether or not the species is included in the Village’s Thematic Landscape
Identity, Gateway, and Corridor Plan (“Landscape Playbook”).

Species Name

Common Name

Acer Rubrum 'October Glory"
Amelanchier Arborea
Cornus Mas
Cornus Racemosa
Juniperus Virginiana
Liriodendron Tulipifera
Picea Abies
Quercus Bicolor
Quercus Macrocarpa
Quercus Nuttallii
Taxodium Distichum
Thuja Standishii X Plicata
Tilia Cordata 'Greenspire'
Viburnum Acerifolium
Viburnum Dentatum

(Red Maple)
(Shadbush)
(Cornelian Cherry Dogwood)
(Gray Dogwood)
(Eastern Red Cedar)
(Tulip Poplar)
(Norway Spruce)
(Swamp White Oak)
(Bur Oak)
(Nuttall Oak)
(Bald Cypress)
(Green Giant Arborvitae)
(Greenspire Linden)
(Mapleleaf Viburnum)
(Arrowwood Viburnum)

Tree Ord.
Grade
B
A
A
Unlisted
A
N/A
B
A
A
Unlisted
B
Unlisted
A
N/A
N/A

In Landscape
Playbook
Yes
No
No
Yes
Yes
No
No
Yes
Yes
No
No
No
No
No
No

4. Fence Abutting Lot 2. If the Final Plan includes a fence on Lot 1 that would exceed the height
limitation otherwise applicable to fences in the C-E District, the Final Plan shall be accompanied
by additional design details for the fence. Any portion of a fence within 20 feet of any property line,
except the line dividing Lot 1 and Lot 2, shall conform to the maximum fence height requirement
of the Zoning Regulations. If the Final Plan does not include such a fence, the fence height
variation provided in Section 3(C) of this Ordinance shall become automatically null and void
upon the approval of the Final Plan.
The Final Plan does not include additional design details for a fence exceeding 7’ (the height
limitation applicable to fences in the C-E District). The Applicant has indicated that they are waiting
for further planning and design regarding the adjacent Shore Acres practice field before proceeding to
design the fencing or screening that would separate the two lots.
Ordinance 2021-5 does not require the applicant to build a fence or provide details about a fence, but
dictates that the fence height variation become null and void automatically upon the approval of the
plan. Nothing prevents the Applicant from erecting a compliant fence in the future; from installing
other screening such as landscaping; or from obtaining a variation to allow a taller fence at a later
date. Unless the PCZBA were to require otherwise, the addition of the fence or screening would not
require the PCZBA’s review were it to conform to the Zoning Regulations.
Special Use Permit Analysis
The Applicant has provided statements addressing the relevant standards for relief in the attached application, as
well as plans that show the location, floor plan, and elevations of the poolhouse. The PCZBA should consider if
the Applicant’s statements and submitted materials satisfy the established standards (next page).
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Recommended Conditions of Approval
Ordinance 2021-5 allows the PCZBA to recommend conditions upon the approval of the Final Plan, and the
Zoning Regulations allow the PCZBA to recommend conditions upon the approval of the Special Use Permit.
The attached draft approval ordinance is consistent with standard conditions imposed by the Village in connection
with all grants of relief; notably, the applicant will be required to adhere substantially to their plans in the
construction and use of the ADUs and the poolhouse, and the applicant will be required to install and maintain the
screening shown between the ADUs and adjacent properties. Staff provides no additional recommendations for
conditions upon approval.

Standards for Special Use Permits

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

In addition to determining if the Applicant meets the above standards, the PCZBA should consider what, if any,
such protective conditions are necessary and appropriate for the subject Special Use Permit. Specifically, the
PCZBA is empowered to recommend that the Village Board impose:
[…] Such protective restrictions and conditions concerning use, construction, character, location,
landscaping, screening, off street parking, health and safety standards, minimum area and dimension
requirements, and other matters relating to the purposes and objectives of this title upon the premises
benefited by a special use permit as may be necessary or appropriate to prevent or minimize adverse effects
upon other property and improvements in the vicinity of the subject property or upon public facilities and
services.
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Action on Request
The PCZBA is a recommending body in this matter. After commencing the public hearing on the requested
zoning relief, the PCZBA should take one of the following actions. (These motions assume that the PCZBA will
address both the Final Plan and the Special Use Permit by a single motion, but it may choose to handle these two
issues independently.)
Action

Example Motion

Continuation
(need more information)

“I move to continue this hearing to
the next regular meeting of the PCZBA.”

Approval

“I move to recommend the Village Board approve
the requested relief.”

Approval
with Conditions

“I move to recommend the Village Board approve
the requested relief, conditional upon: […]”

Denial

“I move to recommend the Village Board deny
the requested relief.”

Attachments
• Draft Approval Ordinance.
• Ordinance 2021-5, the original approval ordinance for the subject subdivision and variations.
• Applicant’s Submissions:
o Application Forms
o Letter of Application & Exhibits
o Survey
o Plans

Page 5 of 5

ORDINANCE NO. 2021-___

AN ORDINANCE APPROVING A FINAL PLAN AND SPECIAL USE PERMIT
FOR LOT ONE OF ARDEN SHORE SUBDIVISION
(425-429 SHORE ACRES DRIVE)

Passed by the Board of Trustees, ______________, 2021
Printed and Published, ______________, 2021

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

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

Village Clerk

{00123402.2}

ORDINANCE NO. 2021-___
AN ORDINANCE APPROVING A FINAL PLAN AND SPECIAL USE PERMIT
FOR LOT ONE OF ARDEN SHORE SUBDIVISION
(425-429 SHORE ACRES DRIVE)
WHEREAS, Arden Shore Lake Bluff LLC ("Applicant") is the owner of the property
commonly known as 425-429 Arden Shore Road, Lake Bluff, Illinois ("Property"), which Property is
legally described in Exhibit A of this Ordinance; and
WHEREAS, Ordinance 2021-5 (“Approval Ordinance”) approved a final plat of a twolot subdivision as well as variations necessary for the Property to be developed as a single-family
estate residence with a total of three dwelling units (the two smallest dwelling units on the property are
each an “Accessory Dwelling Unit”) subject to certain conditions, restrictions, and provisions; and
WHEREAS, among the other conditions of the Approval Ordinance, the Applicant is
required to receive approval for a site plan for the development of the Property (“Final Plan”) before
the issuance of any building permit to construct any residence on the Property; and
WHEREAS, the Final Plan presented by the Applicant further proposes to construct a
residential pool house with heat, light, and bathing or shower facilities on the Property (“Poolhouse”),
which requires the issuance of a special use permit pursuant to Sections 10-4-2, 10-5-9 and 10-13-3
of the Village’s Zoning Regulations (“Special Use Permit”); and
WHEREAS, pursuant to Section 3.C of the Approval Ordinance, the Village granted a
variation from the fence height restrictions contained in Section 10-9-4 of the Zoning Regulations
(“Fence Variation”), provided that the Fence Variation would become automatically null and void if
the Final Plan did not include design details for the fence to be constructed pursuant to the Fence
Variation; and
WHEREAS, the Fence Variation has automatically become null and void because the
Final Plan does not include design details of the fence that was proposed to be constructed; and
WHEREAS, a public notice describing the Applicant’s application for approval of the
Final Plan and the Special Use Permit was duly advertised on or before November 2, 2021 in the
Lake County News-Sun, and the Joint Plan Commission and Zoning Board of Appeals (“PCZBA”)
held a public hearing on November 17, 2021, for the purpose of considering the Special Use Permit;
and
WHEREAS, at the close of the public hearing on November 17, 2021, the PCZBA
recommended that the Village Board grant approval of the Final Plan and the Special Use Permit
subject to certain conditions; and
WHEREAS, the Board of Trustees has determined that it would be in the best interest
of the Village to approve the Final Plan and the Special Use Permit in accordance with, and subject
to, the conditions, restrictions, and provisions of this Ordinance.
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The recitals are incorporated into this Ordinance as findings and determinations of the
President and Board of Trustees.
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Section 2.

Public Hearing.

A public hearing to consider the application for the Special Use Permit was duly
advertised on or before November 2, 2021, in the Lake County News-Sun, and was commenced and
completed by the PCZBA on November 17, 2021 on which date the PCZBA recommended that the
Board of Trustees approve the Final Plan and the Special Use Permit subject to the conditions set
forth in Section 5 of this Ordinance.
Section 3.

Final Plan Approval.

Pursuant to Section 5(A) of the Approval Ordinance, and subject to and contingent on
the conditions in Section 5 of this Ordinance, the Board of Trustees hereby approves the Final Plan
for the development of the Property in substantially the form set forth in Exhibit B to this Ordinance.
Section 4.

Special Use Permit Approval.

Pursuant to the standards and procedures set forth in Section 10-4-2E of the Lake Bluff
Zoning Regulations and subject to and contingent on the conditions in Section 5 of this Ordinance, the
Board of Trustees hereby approves the Special Use Permit for the construction and use of the
Poolhouse on the Subject Property.
Section 5.

Conditions.

This Ordinance, including the findings in Section 1 and the approvals granted in
Sections 3 and 4, are expressly subject to and contingent upon each of the following conditions,
restrictions, and provisions:
A.
Compliance with Plans. The Poolhouse and the Accessory Dwelling Units must
be developed, used, and maintained in substantial compliance with the following documents
submitted by the Applicant to the Village: _______________________________; all of which are
attached as Exhibit B, except for minor changes and site work approved by the Village’s Building
Commissioner in accordance with applicable Village codes, ordinances, and standards.
B.
Installation of Landscape Screening. The Applicant must install trees, shrubs,
and plantings between each Accessory Dwelling Unit and the lot lines abutting 555 Shore Acres Drive
(to the north) and 670 Arden Shore Drive (to the south) in conformance with Applicant’s Landscape
Plan attached as Exhibit B. The Applicant shall maintain the plantings as healthy and growing and
must promptly repair or replace any tree or planting that is not healthy and growing.
C.
No Authorization of Work. The approvals granted pursuant to this Ordinance
do not authorize the development, construction, reconstruction, alteration, or moving of any buildings
or structures on the Property, but merely authorize the preparation, filing, and processing of
applications for any permits or approvals that may be required by the codes and Ordinances of the
Village, including without limitation, demolition and building permits.
D.
Compliance with Applicable Law. In addition to the other specific requirements
of this Ordinance, the Subject Property, the Improvements, all of the Applicant’s operations and
activities conducted on and in the Subject Property, must comply at all times with all applicable
federal, state, and Village statutes, ordinances, resolutions, rules, codes, and regulations.
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Section 6.

Failure to Comply with Conditions.

Upon failure or refusal of Applicant, or any of its officers, employees, or agents, to
comply with any or all of the conditions, restrictions, or provisions of this Ordinance, the permits and
approvals granted in this Ordinance shall, at the sole discretion of the President and Board of
Trustees, by Ordinance duly adopted, be revoked and become null and void.
Section 7.

Binding Effect.

The privileges, obligations, and provisions of each and every section and provision of
this Ordinance are for and inure to the benefit of and run with and bind the Property, unless otherwise
explicitly set forth in this Ordinance.
Section 8.

No Third Party Beneficiaries.

Nothing in this Ordinance creates, or will be construed or interpreted to create, any
third party beneficiary rights.
Section 9.
events:

Effective Date.

A.

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

i.

passage by the President and Board of Trustees in the manner required by law;

ii.

the filing by Applicant with the Village Clerk, within 10 days after passage of this
Ordinance by the President and Board of Trustees, for recording in the Office of
the Lake County Recorder of Deeds, of an unconditional agreement and
consent, signed by all owners of the Property, to accept and abide by each and
all of the terms, conditions and limitations set forth in this Ordinance. The
unconditional agreement and consent will be in the form of Exhibit D attached
hereto and by this reference made a part of this Ordinance; and

B.
In the event that Applicant does not file with the Village Clerk a fully executed
copy of the unconditional agreement and consent required pursuant to paragraph 9.A.ii of this
Ordinance within 30 days after the date of passage of this Ordinance by the President and Board of
Trustees, then, at the option of the President and Board of Trustees by Ordinance duly adopted, this
Ordinance shall be of no force or effect and shall be rendered null and void.
[SIGNATURE PAGE FOLLOWS]
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PASSED this ___th day of ____________, 2021, by vote of the Board of Trustees of the Village of
Lake Bluff, as follows:
AYES:

(0)

NAYS:

(0)

ABSENT:

(0)

APPROVED this ___th day of ____________, 2021.

Village President
ATTEST:

Village Clerk
FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:

{00123402.2}

Exhibit A
Legal Description of the Property
LOT 1 IN ARDEN SHORE SUBDIVISION, BEING A SUBDIVISION IN THE NORTH 1/2 OF
SECTION 16, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN,
ACCORDING TO THE PLAT THEREOF RECORDED MAY 12, 2021 AS DOCUMENT 7787232, IN
THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS.
Said property is commonly known as 425-429 Shore Acres Drive in Lake Bluff, Illinois, and bears an
assigned property index number of 12-16-101-009 (“Property”).
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EXHIBIT B
Final Plan
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EXHIBIT C
Application
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EXHIBIT D
Unconditional Agreement and Consent
TO: The Village of Lake Bluff, Illinois (“Village”):
WHEREAS, Arden Shore Lake Bluff LLC ("Applicant") is the owner of the
property commonly known as 425-429 Arden Shore Road, Lake Bluff, Illinois ("Property"),
which Property is legally described in Exhibit A; and
WHEREAS, Ordinance 2021-5 (“Approval Ordinance”) approved a final plat of
a two-lot subdivision as well as variations necessary for the Property to be developed as a
single-family estate residence with a total of three dwelling units (the two smallest dwelling units
on the property are each an “Accessory Dwelling Unit”) subject to certain conditions,
restrictions, and provisions; and
WHEREAS, among the other conditions of the Approval Ordinance, the Applicant
is required to receive approval for a site plan for the development of the Property (“Final Plan”)
before the issuance of any building permit to construct any residence on the Property; and
WHEREAS, the Final Plan presented by the Applicant further proposes to
construct a residential pool house with heat, light, and bathing or shower facilities on the
Property (“Poolhouse”), which requires the issuance of a special use permit pursuant to
Sections 10-4-2, 10-5-9 and 10-13-3 of the Village’s Zoning Regulations (“Special Use
Permit”); and
WHEREAS, Ordinance No. 2021-___, adopted by the President and Board of
Trustees of the Village of Lake Bluff on ________________, 2021, (“Ordinance”) approves the
Final Plan and grants the Special Use Permit, subject to certain modifications, conditions,
restrictions, and provisions; and
WHEREAS, Section 9.A.ii of the Ordinance provides that the Ordinance will be of no force
or effect unless and until Applicant has filed with the Village Clerk, within 30 days after passage
of the Ordinance, the unconditional agreement and consent of Applicant to accept and abide by
each of the terms, conditions, and limitations set forth in the Ordinance:
NOW THEREFORE, Applicant hereby agrees and covenants as follows:
1.

Applicant hereby unconditionally agrees to accept, consent to, and abide
by all of the terms, conditions, restrictions, and provisions of the
Ordinance.

2.

Applicant acknowledges and agrees that the Village is not and will not be,
in any way, liable for any damages or injuries that may be sustained as a
result of the Village’s issuance of any permits for the use of the Property,
and that the Village’s issuance of any permit does not, and will not, in any
way, be deemed to insure Applicant against damage or injury of any kind
and at any time.
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3.

Applicant acknowledges that the public notices and hearings have been
properly given and held with respect to the adoption of the Ordinance,
has considered the possibility of the revocation provided for in the
Ordinance, and agrees not to challenge any revocation on the grounds of
any procedural infirmity or any denial of any procedural right.

4.

Applicant agrees to and hereby indemnifies the Village, the Village’s
corporate authorities, and all Village elected and appointed officials,
officers, employees, agents, representatives, and attorneys, from any and
all claims that may, at any time, be asserted against any of these parties
in connection with the Village’s adoption of the Ordinance granting the
approvals for the Final Plan and Special Use Permit as set forth in the
Ordinance.

ATTEST:

ARDEN SHORE LAKE BLUFF LLC

By:________________________

By:

________________________

By:

________________________

SUBSCRIBED and SWORN to
before me this _______ day of
___________________, 2021.
________________________
Notary Public
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Exhibit A to Unconditional Agreement and Consent
Legal Description of the Property
LOT 1 IN ARDEN SHORE SUBDIVISION, BEING A SUBDIVISION IN THE NORTH 1/2 OF
SECTION 16, TOWNSHIP 44 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL
MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 12, 2021 AS
DOCUMENT 7787232, IN THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS.
Said property is commonly known as 425-429 Shore Acres Drive in Lake Bluff, Illinois, and
bears an assigned property index number of 12-16-101-009 (“Property”).
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ORDINANCE NO. 2021-5

AN ORDINANCE APPROVING A FINAL PLAT OF SUBDIVISION AND
VARIATIONS FROM THE ZONING REGULATIONS
(ARDEN SHORE SUBDIVISION)

Passed by the Board of Trustees, March 8, 2021
Printed and Published, March 9, 2021

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

I hereby certify that this document
was properly published on the date
stated above.
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ORDINANCE NO. 2021-5
AN ORDINANCE APPROVING A FINAL PLAT OF SUBDIVISION AND
VARIATIONS FROM THE ZONING REGULATIONS
(ARDEN SHORE SUBDIVISION)
WHEREAS, Arden Shore Lake Bluff LLC ("Applicant') is the owner of the properties
commonly known as 500 Arden Shore Road, Lake Bluff, Illinois (collectively, "Property") , which
Property is legally described in Exhibit A of this Ordinance; and
WHEREAS, a portion of the Property is within the Village's corporate boundaries, and
another portion of the Property is adjacent to, but outside of, the Village's corporate boundaries; and
WHEREAS, the portion of the Property that is within the corporate boundaries of the
Village is located in the Village's C-E Country Estate Residence District ("C-E District''); and
WHEREAS, pursuant to Section 11-12-5 of the Illinois Municipal Code, 65 ILCS 5/1112-5, and Section 11-1-2 of the "Lake Bluff Municipal Code," as amended ("Village Code''), the
Village has the authority to establish standards for the subdivision of land outside its corporate
boundaries that is in unincorporated Lake County and within 1.5 miles of the Village's corporate
boundaries ("Extraterritorial Subdivisions''); and
WHEREAS, adjacent to the Property are properties owned by Shoreacres, an Illinois
not-for-profit corporation ("Shoreacres''), which are located beyond the Village's corporate
boundaries, and used for what the Village Code defines as a "Country Club Golf Course" ("Golf
Course''); and
WHEREAS, Applicant desires to subdivide the Property into two lots ("Subdivision") ,
which Subdivision requires approval of a final plat of subdivision pursuant to the Village's subdivision
regulations codified as Title 11 of the Village Code ; and
WHEREAS, the Subdivision does not result in the creation of new public or private
streets, parking facilities, trails, or other improvements subject to the Village's Complete Streets Policy
(Resolution 2019-64) ; and
WHEREAS, the Village has received an application from Applicant for approval of a
tentative and final plat of subdivision for the Property as depicted on the subdivision plat attached as
Exhibit B of this Ordinance ("Final Piaf'); and
WHEREAS, Applicant has also requested approval of variations from the Village's
Zoning Regulations to enable the Subdivision and the proposed development of Lot 1 identified on the
Final Plat ("Lot 1'') as a single-family estate residence with a total of three dwelling units, and Lot 2
identified on the Final Plat ("Lot 2'') as a golf practice field for the Golf Course (collectively, the
"Variations"); and
WHEREAS, Applicant intends to sell and convey Lot 2 to Shoreacres after Village
approval of the Final Plat so that Shoreacres can improve and use Lot 2 as a golf practice field for the
Golf Course; and
WHEREAS, on January 20, 2021 , the Village's Joint Plan Commission and Zoning
Board of Appeals ("PCZBA") commenced and conducted a public hearing and recommended that the
President and Board of Trustees waive tentative plat approval and approve the Final Plat and the
Variations for the Property; and
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WHEREAS, the President and Board of Trustees have determined that it is in the best
interest of the Village to waive tentative plat approval and approve the Final Plat and Variations for the
Property in accordance with, and subject to, the conditions, restrictions, and provisions of this
Ordinance.
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The recitals are incorporated into this Ordinance as findings and determinations of the
President and Board of Trustees.
Section 2.

Final Subdivision Plat Approval.

Approval of Final Plat. Subject to and contingent upon the conditions,
A.
restrictions, and provisions set forth in Section 5 of this Ordinance, tentative plat approval is hereby
waived and the Final Plat for the Property, prepared by Bleck Engineering and consisting of two
sheets with a latest revision date of February 19, 2021, is hereby approved, in substantially the form
set forth in Exhibit B to this Ordinance, pursuant to the Village's Subdivision Regulations and the
home rule powers of the Village.
Authorization. The Village President and the Village Clerk are hereby
8.
authorized and directed to execute and seal, on behalf of the Village, the Final Plat, following
execution by Applicant and any other party with an interest in the Property, and subject to certification
by the Office of the Lake County Clerk that there are no property tax delinquencies, as well as all
other certifications as necessary.
Recordation. The Village Administrator is hereby directed to cause the
C.
recording of the Final Plat with the Office of the Lake County Recorder of Deeds upon satisfactory
completion of all administrative details relating thereto, which recording may be done by the Applicant.
In the event that the Applicant records the Final Plat with the Office of the Lake County Recorder of
Deeds, it shall provide the Village a copy of the recorded Final Plat.
Section 3.

Variations.

Pursuant to the standards and procedures set forth in Section 10-2-4 of the Lake Bluff
Zoning Regulations, and subject to and contingent upon the conditions, restrictions, and provisions
set forth in Section 5 of this Ordinance, the following variations are hereby granted to Applicant for the
Property:
No Public Lot Frontage. A variation from the requirement of Section 10-5-1 of
A.
the Zoning Regulations to permit Lot 1 of the Property to front only on a non-public street.
Minimum Lot Width. Variations from the minimum lot width requirements of
8.
Sections 10-5-2 and 10-5A-5 of the Zoning Regulations to permit: (i) Lot 1 of the Property to have a lot
width of approximately 140.74 feet; and (ii) to permit Lot 2 of the Property to have a lot width of
approximately 20.00 feet.
Maximum Fence Height. A variation from the maximum fence height limitation
C.
of Section 10-9-4 of the Zoning Regulations to permit the construction of a fence on Lot 1 of the
Property, generally along Lot 1's boundary with Lot 2, with a height of up to 10.00 feet.
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D.
Multiple Principal Structures. A variation from Section 10-4-2(A) of the Zoning
Regulations to allow the construction of a total of three principal structures on Lot 1 of the Property.

Section 4.

Waiver of Subdivision Regulations.

Pursuant to Subsection 11-2-6(0) of the Village Code, and subject to and contingent
upon the conditions, restrictions, and provisions set forth in Section 5 of this Ordinance, the Village
hereby waives the provisions of Title 11 of the Village Code requiring the design and construction of
public improvements on or adjacent to the Property.

Section 5.

Conditions.

The findings in Section 1 and the approvals granted in Sections 2, 3, and 4 of this
Ordinance are hereby expressly subject to and contingent upon each of the following conditions,
restrictions, and provisions:
A.
Final PCZBA Review and Village Board Approval for Lot 1 Development. Prior
to the issuance of any building permit to construct any residence on Lot 1 of the Property, a site plan
for the development of Lot 1 ("Final Plan") shall be reviewed at a meeting by the Joint Plan
Commission and Zoning Board of Appeals and approved by the Village Board of Trustees by
resolution duly adopted. Prior to considering the Final Plan, the Village shall provide reasonable
written notice in advance to all property owners within 300 feet of Lot 1, as such owners are identified
in the tax records of Lake County. The Resolution approving the Final Plan may provide for further
conditions upon the development, use, and maintenance of Lot 1 as depicted in the Final Plan, and
compliance with such conditions is a condition of this Ordinance as though fully set forth herein. The
Final Plan presented by Applicant for consideration shall conform to the following conditions:
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1.

Accessory Dwelling Units. The two smallest dwelling units on Lot 1
(each an "Accessory Dwelling Unit") shall be subordinate to the
largest dwelling unit on Lot 1, and each Accessory Dwelling Unit shall
not exceed 2,716 square feet in gross floor area, as calculated pursuant
to Section 10-5-6 of the Zoning Regulations.

2.

Principal Dwelling Unit Floor Area . The floor area for the largest dwelling
unit on Lot 1 shall be limited to no greater than 16,183 square feet in
floor area, as calculated pursuant to Section 10-5-6 of the Zoning
Regulations.

3.

Landscape Screening . The Final Plan shall provide for adequate
landscape screening, as approved by the Village Board of Trustees,
between each Accessory Dwelling Unit and the lot lines abutting 555
Shore Acres Drive (to the north) and 670 Arden Shore Drive (to the
south). Applicant is encouraged to incorporate the native and adapted
species identified in the Village's Thematic Landscape Identity,
Gateway, and Corridor Plan (Resolution 2019-16).

4.

Fence Abutting Lot 2. If the Final Plan includes a fence on Lot 1 that
would exceed the height limitation otherwise applicable to fences in the
C-E District, the Final Plan shall be accompanied by additional design
details for the fence. Any portion of a fence within 20 feet of any
property line, except the line dividing Lot 1 and Lot 2, shall conform to
the maximum fence height requirement of the Zoning Regulations. If the
Final Plan does not include such a fence, the fence height variation

provided in Section 3(C) of this Ordinance shall become automatically
null and void upon the approval of the Final Plan.
Fence Height and Multiple Principal Structures Variations . The variations
B.
provided in Sections 3(C) and 3(0) of this Ordinance shall be automatically null and void and
Applicant shall be released from the conditions set forth in Section 4(A) and 4(8) of this Ordinance if
Applicant fails to obtain approval for a Final Plan within 12 months after the passage of this Ordinance
and, within 12 months of the approval of the Final Plan, fails to receive permits for, or does not
diligently pursue the completion of the Final Plan, all as provided in Section 10-2-4(F) of the Zoning
Regulations, provided that such deadlines may be extended as set forth in Section 10-2-4.
Principal Structures on Lot 1. All of the principal structures , including the
C.
Accessory Dwelling Units: (i) may be used only as single-family residence, and for no other principal
uses; and (ii) must be held in common ownership.
Lot 2 Site Plan Review. Any improvement of Lot 2, excluding its improvement
D.
with a single-family residence, shall be subject to site plan review by the Architectural Board of
Review pursuant to Section 10-2-8 of the Zoning Regulations.
Lot 2 Lighting Limitation. No lights or illuminating devices shall be used in
E.
conjunction with the operation of Lot 2 as a golf practice field. Notwithstanding the foregoing , the
owner of Lot 2 shall be permitted to install security lighting, golf cart pathway lighting, and other
lighting that may be approved by the Village Administrator.
F.
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Lot 2 Tree Preservation.
1.

Purpose. The Variations provided by this Ordinance are, in part, merited
by the unique physical conditions that exist on Lot 2, owing to its
wooded and wetland characteristics. While development of Lot 2 for a
golf practice field may involve substantial tree removals, which removals
are subject to Chapter 10 of the Zoning Regulations ("Tree
Ordinance'') and other applicable law, this Section 5.F is intended to
provide a level of protection greater than the Tree Ordinance for the
unique natural resources present on Lot 2.

2.

Definitions. Each term used in this Section 5.F, defined in the Tree
Ordinance, but not defined in this Ordinance, shall have the meaning
assigned to such term in the Tree Ordinance.

3.

Development of Lot 2. Any tree removal incidental to the improvement of
Lot 2 with a golf practice field shall substantially conform to the Lot 2
Conceptual Golf Practice Facility Sketch Plan prepared by Teska
Associates dated December 28, 2020 and attached hereto as Exhibit
C. Applicant is encouraged, to the maximum extent possible, to
preserve Class A and B Protected Trees identified as in "good" condition
or greater in Applicant's tree survey prepared by Nels Johnson and
dated December 18, 2020, and attached hereto as Exhibit D.

4.

Tree Preservation Areas After Development. Concurrent with the
issuance of a tree removal permit for the improvement of Lot 2 with a
golf practice field, the owner of Lot 2 must:

i.

Provide an amended tree survey and inventory to the Village
showing the trees proposed to be removed and any trees
proposed to be planted.

ii.

Enter into a covenant with the Village, in a form acceptable to the
Village Attorney, that will run with the land and designate the
remaining wooded areas on Lot 2 as Tree Preservation Areas as
depicted in a scale drawing. The covenant shall provide that the
Village may refuse to authorize the removal of Class A or Class
B Protected Trees, except as necessary to remove dead,
dangerous, or diseased trees, or as otherwise may be consistent
with good forestry practices.

F.
Deferred Dedication of Land or Fees-In-Lieu. The following condition shall be
included on the Final Plat as a covenant prior to its execution by the Village President and the Village
Clerk, and prior to its recordation:
"Pursuant to Village of Lake Bluff Ordinance No. 2021-5 adopted by the Village of Lake
Bluff Board of Trustees on March 8, 2021 , the cash contributions required pursuant to
Title 11, Chapter 4 of the Lake Bluff Municipal Code, as may be amended from time to
time, shall be paid on or before the date on which a building permit is issued for a
residence constructed on Lot 2 of this Subdivision."
G.
Lot 1 and 2 Additional Accessory Structure Setbacks. No accessory structure
on either Lot 1 or Lot 2 may be constructed within the side yard setback(s) applicable to principal
structures. No accessory structure on Lot 1 may be constructed within the northwesterly "pole"
segment of Lot 1 measuring approximately 140.74 feet by 207.55 feet and illustrated on the Final Plat.
H.
Access Easement for Lot 1. The Applicant shall, simultaneously with any
transfer of any portion of the Property that results in portions of the Property no longer being held in
common ownership, record against the Property an access easement in a final form approved by the
Village Administrator, that ensures that there is adequate ingress and egress to all lots on the
Property. Such access easement shall: (i) not prohibit the Village and other government and utility
vehicles from accessing all lots on the Property; and (ii) provide that the access easement may only
be terminated or amended with the prior written approval of the Village Administrator if such
termination or amendment may prevent, hinder, reduce, or alter, in any way, the means of ingress or
egress to Lot 1.
I.
Access to Fire Hydrant. The Applicant shall secure from Shoreacres access to
the fire hydrant on Shoreacres' property to serve Lot 1 in the event of an emergency.

J.
No Authorization of Work. The approvals granted pursuant to this Ordinance
do not authorize the development, construction, reconstruction, alteration, or moving of any buildings
or structures on the Property, but merely authorize the preparation, filing, and processing of
applications for any permits or approvals that may be required by the codes and Ordinances of the
Village, including without limitation, demolition and building permits.
K.
Compliance with Applicable Law. In addition to the other specific requirements
of this Ordinance, the Property and all operations conducted thereon must comply at all times with all
applicable federal, state, and Village statutes, Ordinances, Ordinances, rules , codes, and regulations,
including building , electrical , and fire prevention codes (collectively, the "Requirements of Law''),
except as modified in this Ordinance or as set forth on the Final Plat.
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Section 6.

Failure to Comply with Conditions.

Upon failure or refusal of Applicant, or any of its officers, employees, or agents, to
comply with any or all of the conditions, restrictions, or provisions of this Ordinance, the permits and
approvals granted in this Ordinance shall , at the sole discretion of the President and Board of
Trustees, by Ordinance duly adopted, be revoked and become null and void . Notwithstanding the
foregoing, if Lot 2 is no longer held in common ownership with Lot 1, then, from and after the date of
such property transfer, failures or refusals of the owner of Lot 1, or any of its officers , employees, or
agents , to comply with any or all of the conditions, restrictions, or provisions of this Ordinance as they
pertain to Lot 1 shall not serve as the basis for revoking any permit or approval for Lot 2; and
conversely, failures or refusals of the owner of Lot 2, or any of its officers, employees, or agents, to
comply with any or all of the conditions, restrictions, or provisions of this Ordinance as they pertain to
Lot 2 shall not serve as the basis for revoking any permit or approval for Lot 1.
Section 7.

Binding Effect.

The privileges , obligations, and provisions of each and every section and provision of
this Ordinance are for and inure to the benefit of and run with and bind the Property, unless otherwise
explicitly set forth in this Ordinance.
Section 8.

No Third Party Beneficiaries.

Nothing in this Ordinance creates, or will be construed or interpreted to create, any
third party beneficiary rights.
Sect ion 9.

Effective Date.

A

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

i.

passage by the President and Board of Trustees in the manner required by law;

ii.

the filing by Applicant with the Village Clerk, within 10 days after passage of this
Ordinance by the President and Board of Trustees, for recording in the Office of
the Lake County Recorder of Deeds, of an unconditional agreement and
consent, signed by all owners of the Property, to accept and abide by each and
all of the terms, conditions and limitations set forth in this Ordinance. The
unconditional agreement and consent will be in the form of Exhibit E attached
hereto and by this reference made a part of this Ordinance; and

iii.

the recordation of the Final Plat with the Lake County Recorder of Deeds.

events:

In the event that Applicant does not file with the Village Clerk a fully executed
B.
copy of the unconditional agreement and consent required pursuant to paragraph BA.ii of this
Ordinance within 30 days after the date of passage of this Ordinance by the President and Board of
Trustees, or in the event that the Final Plat has not been recorded pursuant to Subsection 2.C of this
Ordinance within 60 days after the date of passage of this Ordinance by the President and Board of
Trustees, then , at the option of the President and Board of Trustees by Ordinance duly adopted, this
Ordinance shall be of no force or effect and shall be rendered null and void.
[SIGNATURE PAGE FOLLOWS]
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PASSED this 8th day of March, 2021, by vote of the Board of Trustees of the Village of Lake Bluff, as
follows:
AYES:

(6)

NAYS:

(0)

ABSENT:

(0)

Dewart, Markee, Meyer, Towle, Ankenman and Charlot

APPROVED this 8th day of March, 2021 .

ATTEST:

FIRST READING:

February 22 , 2021

SECOND READING:

March 8, 2021

PASSED:

March 8, 2021

APPROVED:

March 8, 2021

PUBLISHED IN PAMPHLET FORM: March 9, 2021
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MICHAEL R. ADELMAN
ATTORNEY AT LAW

⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯
1190 W. OLD MILL ROAD, LAKE FOREST, ILLINOIS 60045-3714
TEL: 847-615-0210 FAX: 847-574-5974 EMAIL: MRAdelman@comcast.net

October 22, 2021
Via email to GCole@lakebluff.org
The Plan Commission / Zoning Board of Appeals
c/o Mr. Glen Cole, Assistant to the Village Administrator
The Village of Lake Bluff
40 East Center Avenue
Lake Bluff, IL 60044
RE:

Zoning Relief Application for Special Use (pool House)
Final Plan Approval
Lot 1 Arden Shore Subdivision
425-427-429 Shore Acres Drive, Lake Bluff, IL 60044

Dear PC/ZBA Members:
Please let the following serve as our Zoning Relief Application for Special Use with respect
to the Pool House and our request for your approval of the Final Plan for the above captioned
property.
Earlier this year Lake Bluff approved via ordinance a 2-lot Subdivision known as Arden
Shore Subdivision immediately south of and contiguous to Shoreacres Club. In Section 5 of the
Ordinance titled “Conditions” it is stipulated that the Final Plan for the development of Lot 1 come
back to Lake Bluff for approval. We are presently submitting the required materials in
contemplation of presenting at a public hearing in November for your approval.
The undersigned has completed and is transmitting herewith the (1) Applicant Information,
(2) Response to Special Use standard (for Pool House), (3) Special Use Questionnaire, and (4)
signed Escrow Agreement.
Other team members, namely Phil Leiderbach (architect) and Charles Strict (landscape
architect) will be concurrently delivering survey, scaled site plan, floor plans and elevations, and
other relevant illustrations.
Under separate cover the Owner/Applicant has remitted required fees.
We believe this application has met the standards required for a Special Use (Pool House)
and that the Final Plan for development of Lot 1 complies with the 2021 Ordinance’s requirements.
Therefore, we respectfully request your approval and look forward to the public hearing.

Lake Bluff PC/ZBA
October 22, 2021
Page 2 of 2
Very truly yours,

Michael R. Adelman
tbm/MRA

Lake Bluff Cottage
Arden Shore Road Lake Bluff, Illinois 60044

Guest Cottage ~ North Elevation

Pool House ~ East Elevation

Drawings Issued for Zoning
10 November 2021
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VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, AICP

DATE:

November 12, 2021

SUBJECT:

Agenda Item #5

Assistant to the Village Administrator

Text Amendment to Allow Accessory Dwelling Units

Introduction
Throughout 2020 and 2021, the PCZBA has reviewed the concept of accessory dwelling units as a component of
its alternative housing strategy and the Village’s Comprehensive Plan. The PCZBA has prepared a draft set of
regulations, attached, that would allow accessory dwelling units to be built within the Village.
Background
Accessory dwelling units (“ADUs”) are small houses, apartments, etc. that are on the same property lot as a
single-family residence. They are commonly called “granny flats” or “in-law suites.” The PCZBA began looking
at accessory dwelling units based on resident inquiries and believed these units would help:
•

Create a living space for older family members, students, and others, especially as these populations may
change their housing patterns due to the COVID-19 pandemic and its aftermath (e.g. by delaying or
avoiding congregate living settings.)

•

Create a living space for economic reasons; either for a family member (to avoid the cost of other
housing) or for independent lease.

•

Allow accessory buildings that serve other purposes (such as a poolhouse) that can also house occasional
guests.

Today, the Village allows only one dwelling unit to be built on a single-family lot; accordingly, the Village does
not allow the construction of separated areas with separate living, bathing, and cooking facilities. If a building
permit were submitted with all three components, it would be denied until one component (likely the kitchen
facilities) were removed. In 2016, the Village created a separate pathway to allow pool houses with heat, light,
and bathing or shower facilities to be constructed upon receiving a special use permit.
Draft Regulations
In summary, the draft regulations would allow ADUs subject to the following:
•
•
•
•

ADUs must be authorized through a streamlined special use process, which requires a public hearing
before approval.
ADUs are limited to a maximum size of 800 square feet, or 1,500 in the Country Estate district;
additional scale restrictions also apply relative to the principal structure.
ADUs are included in / subject to all of the Village’s typical bulk regulations and are also subject to
additional restrictions on location and height.
Short-term rentals continue to be prohibited in ADUs. There are provisions that allow ADUs to be rented,
but that would prohibit an ADU from being rented separately from a rental of the principal residence.

The attached outline provides more specific detail explaining the rationale behind the various provisions of the
PCZBA’s draft regulations.
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Reference Material
The PCZBA developed its proposed accessory dwelling unit regulations over 16 months. The process included
numerous public meetings; reviews of local and national examples of accessory dwelling unit regulations; the
preparation of a series of example design prototypes by a licensed architect and land use planner; and consultation
with the Architectural Board of Review and the Village Board. The meetings where the PCZBA and others
developed these regulations include:
July 2020

Packet

Minutes

August 2020

Packet

Minutes

August 2020 (Village Board)

Packet

Minutes

September 2020

Packet

Minutes

March 2021

Packet

Minutes

(Prototype presentation)

April 2021 (ABR)

Packet

Minutes

(Prototype presentation)

April 2021

Packet

Minutes

April 2021 (Village Board)

Packet

Minutes

July 2021

Packet

Minutes

August 2021

Packet

Minutes

September 2021

Packet

Minutes

October 2021

Packet

N/A

Publications referred to during the development of these regulations include:
•

2018 Home and Community Preferences: A National Survey of Adults Ages 18-Plus – 2018 AARP

•

The ABCs of ADUs – 2019 AARP

•

Accessory Dwelling Units – A Step by Step Guide to Design and Development – 2019 AARP
(See example detached ADU floor plans at end of report.)

•

Housing America’s Older Adults – 2019 Joint Center for Housing Studies at Harvard

•

Unlocking Accessory Dwelling Units in Chicago – 2020 Urban Land Institute

•

What your community needs to know about accessory dwelling units – 2021 CMAP
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Action on Request
The PCZBA is a recommending body in this matter. After commencing the public hearing on the requested
variation, the PCZBA should take one of the following actions:
Action

Example Motion

Continuation
(need more information)

“I move to continue this hearing to
the next regular meeting of the PCZBA.”

Approval

“I move to recommend the Village Board approve
the draft Text Amendment.”

Approval
with Modifications

“I move to recommend the Village Board approve
the draft Text Amendment, except that: […]”

Denial

“I move to recommend the Village Board not approve
the draft Text Amendment.”

Attachments
•
•

ADU policy outline; and,
Draft ADU Ordinance.
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Lake Bluff – PCZBA Draft ADU Regulations – November 2021
(This is a summary only. Not every provision is included.)

Provisions

Commentary

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

◀ Drawn from the Comprehensive Plan and the
PCZBA’s July 2020 discussions.

Definition. A dwelling unit that is an accessory use to a singlefamily dwelling and that provides, independent of the principal
single-family dwelling unit:
A. A separate entrance that allows ingress and egress from
the exterior of the property; and
B. Areas used for bathing, cooking, and sleeping.

◀ An accessory use precludes separate
ownership (e.g. condominium). There is also an
additional explicit prohibition on separate
ownership in the ordinance.

Form. An accessory dwelling unit may take the form of a
designated area within the principal structure (such as a
basement), an addition structurally attached to the principal
structure, or a freestanding accessory structure.

◀ This provision is not prescriptive as to the
form of an ADU and would permit many
different arrangements, ranging from a
basement apartment to a garage loft.

Number. Each zoning lot used for a single-family dwelling may
have only one accessory dwelling unit subject to the conditions
and restrictions of this Section.

◀ Some properties in the estate districts
(C-E, E-1, and E-2) appear to have multiple
accessory dwelling units.

Special Use. An application for a special use permit to
authorize an accessory dwelling unit is subject to the rebuttable
presumption that the application satisfies the standards for a
special use permit set forth in Section 10-4-2.E, but only where
the PCZBA and the Village Board find that the accessory
dwelling unit is located and scaled in such a manner as to best:
1. Provide sufficient distance between the accessory
dwelling unit and any dwellings on adjacent
properties;
2. Provide sufficient privacy to the occupants of both
the accessory dwelling unit and any adjacent
residential properties;
3. Minimize the visual impact of the accessory
dwelling unit into surrounding residential
properties; and
4. Result in an accessory dwelling unit that is clearly
accessory and subordinate to the principal dwelling
unit. In evaluating this standard, the following
guidelines typically indicate an accessory and
subordinate use:
i. The presence of two or fewer bedrooms in
the accessory dwelling unit;
ii. Conformance with the maximum size
restrictions provided in this Section; and

◀ The PCZBA originally drafted these
provisions intending that ADUs would be a
permitted use (i.e. an individual unit would not
subject to public review / hearings). It
ultimately decided to make ADUs subject to
review as a special use with the intent that it
would become a permitted use in the future.
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◀ The special use permit process imposes
burdens on applicants. For ADUs, this is
streamlined and narrowed with the intent to
look specifically at these criteria rather than the
broad criteria required by special use permits.

◀ Two bedrooms is a common limit for ADU
regulations.

Lake Bluff – PCZBA Draft ADU Regulations – November 2021
(This is a summary only. Not every provision is included.)

Provisions

Commentary
iii. The arrangement or provision of utilities
shall not affect this determination.

The foregoing standards shall be evaluated relative to the
impacts that would be reasonably expected from adding a
conforming residential addition to the principal structure that
does not serve as an accessory dwelling unit. The foregoing
standards are not intended to serve as a mechanism for review of
the architectural design, materials, or quality of proposed
accessory dwelling units.

◀ As a matter of policy, the Village has not
historically engaged in residential design
review. This provision is intended to further
that policy and preserve parity between ADU
proposals and other residential additions that do
not require public or discretionary review.

Pre-Application Workshop Required. Prior to applying for a
special use permit to authorize an accessory dwelling unit, an
applicant must appear at a meeting of the Joint Plan
Commission and Zoning Board of Appeals for a pre-application
workshop to discuss with Joint Plan Commission and Zoning
Board of Appeals the proposed accessory dwelling unit.

◀ This allows for plans to be reviewed in an
informal setting. It also helps maximize the
chance that a person who submits a formal
application can prepare the best application
possible.

Parking. In addition to any required parking pursuant to Section
10-5-12, an accessory dwelling unit shall provide adequate
space to park or house at least one automobile.

◀ Many ADU regulations require either no
additional parking space or one parking space.

Size.
1. Minimum. The combined area of all habitable rooms of
the accessory dwelling unit shall not be smaller than
220 square feet.
2. Maximum. The gross floor area of the accessory
dwelling unit, and any accessory structure that houses a
detached accessory dwelling unit, shall be no larger
than:
a. 35 percent of the gross floor area of the
principal structure, exclusive of any area used
for the accessory dwelling unit;
b. 800 square feet of gross floor area, except in
the “C-E” Country Estate District; and,
c. 1,500 square feet of gross floor area in the “CE” Country Estate District.
3. Undereaves and any stoops, steps, and porches leading
to the accessory dwelling unit shall not be counted in
measuring the gross floor area of the accessory
dwelling unit.
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◀ This is intended to preserve the scale
relationship of an accessory structure. It also
means that the following limits only apply
where large principal residences are present.
◀ These tiers are as directed by the PCZBA.

◀ These exclusions aim not to penalize coach
houses (e.g. an ADU over a garage) or other
“hybrid” accessory structures. The Village’s
floor area ratio rules would still apply.

Lake Bluff – PCZBA Draft ADU Regulations – November 2021
(This is a summary only. Not every provision is included.)

Provisions

Commentary

Height. The height of a detached accessory dwelling unit shall
not exceed the lesser of (i) the height limitations in the
applicable zoning district and (ii) the height of the principal
structure on the zoning lot.

◀ In the Village’s residential districts (R-1
through R-6), a 17’ height limit applies to
accessory structures. This makes garage lofts
highly difficult to build (2 floors x 8’ ceilings
[+1’ joists/rafters each floor] = 18’ without any
roof pitch). Without special treatment for
height, it would be difficult to build these
structures without flat roofs. Higher height
limits apply in the estate districts.
The PCZBA previously evaluated a height
exception that would allow accessory dwelling
units to exceed this height limit under certain
conditions. It did not wish to continue
considering this provision.

Setbacks.
A. A detached accessory dwelling unit shall be subject to
all yard and setback requirements applicable to
principal structures on the same zoning lot. Where there
is a conflict between the requirements applicable to
principal structures and accessory structures, the more
restrictive provision shall control.

◀ The PCZBA requested these provisions to
minimize the impact of ADUs on neighboring
properties.

B. A detached accessory dwelling unit shall not be located
between the principal building and the lot line(s)
abutting any contiguous public street, public right-ofway, or private street for the full width of the lot;
provided that this prohibition shall not apply to
detached accessory dwelling units located between the
rear of the principal building and an alley. This
includes, but is not limited to, the full depth of front
yards, corner lot side yards, and both the front and rear
yards of through lots.
Conversions Permitted. Nothing shall prohibit a structure
existing as of <the date of adoption of this
Ordinance>, including a legally non-conforming structure, from
being converted and used as an accessory dwelling unit
provided that the conversion otherwise complies with this
Section and does not increase the degree of any existing nonconformity with bulk regulations.
Ownership and Rental.
1. No accessory dwelling unit may be used as a short-term
rental.
2. Where the principal structure is leased and not occupied
by the owner, either:
a. The accessory dwelling unit must be occupied by
the owner; or
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◀ This is an existing limitation.

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

Lake Bluff – PCZBA Draft ADU Regulations – November 2021
(This is a summary only. Not every provision is included.)

Provisions

Commentary

b. The occupants of the principal and accessory
dwelling unit must constitute a single family.

Bluff (to our knowledge).

ADU

Owner
Renter

Principal Residence
Owner
Renter
Yes
Yes
Yes
No

A prohibition that would disallow ADUs from
being rented outside the family would erode
most benefits to an ADU policy; reduce their
utility to subsequent owners; and be difficult to
enforce.
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Lake Bluff – PCZBA Draft ADU Regulations – November 2021
(This is a summary only. Not every provision is included.)

Provisions

Commentary

Other Substantive Amendments.
• Strike residential pool house entries from use table.
Add accessory dwelling units as a special use in all
residential districts.
•

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

•

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

•

10-5-11(E)(1) (Home Occupations)
Add “accessory dwelling unit.”

◀ These provisions were first introduced to
prevent someone from evading the Village’s
prohibition on accessory dwelling units. As
they exist today these poolhouse regulations are
incompatible with the PCZBA’s draft ADU
regulations. Adopting the draft ADU
regulations would make the Village more
permissive of accessory structures that have
kitchens, wet bars, etc. but that are not used as
dwellings.

◀ This would apply to all accessory structures
including detached accessory dwelling units. It
provides additional guidance and flexibility for
some situations unrelated to accessory dwelling
units.

◀ This is an incompatible provision (see
above).

◀ This would allow a home occupation to be
operated from an accessory dwelling, subject to
all other limitations.
Any provisions regarding utilities would be
located in the Village’s building code and not
the zoning code. Different ADU arrangements
may merit different utility arrangements, and
Staff’s recommendation is to allow these to be
evaluated on a case-by-case basis.

Utilities. [No provisions.]
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ORDINANCE NO. 2021-___

AN ORDINANCE AMENDING
THE LAKE BLUFF ZONING REGULATIONS
TO AUTHORIZE AND REGULATE ACCESSORY DWELLING UNITS

Passed by the Board of Trustees, _____________, 2021
Printed and Published, _____________, 2021

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

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

Village Clerk

{00121188.5}

ORDINANCE NO. 2021-___
AN ORDINANCE AMENDING
THE LAKE BLUFF ZONING REGULATIONS
TO AUTHORIZE AND REGULATE ACCESSORY DWELLING UNITS
WHEREAS, the Village is a home rule municipal corporation in accordance with
Article VII, Section 6(a) of the Constitution of the State of Illinois of 1970; and
WHEREAS, the Village desires to amend the Zoning Regulations in order to
authorize and regulate accessory dwelling units as a special use in the Village’s residential
districts (collectively, the “Proposed Amendments”); and
WHEREAS, the Village has determined that the Proposed Amendments would,
consistent with the Village’s Comprehensive Plan and 2023 Strategic Plan: (i) create high-quality
housing choices for Village families and residents throughout all stages of life; (ii) support the
continued vitality of the Village’s well-maintained single-family residential neighborhoods and their
existing character; and (iii) promote the preservation, restoration, rehabilitation, and reuse of the
Village’s historic resources, including its historic landmarks, streetscapes, and estates; and
WHEREAS, the Village desires to authorize and promote the development of
accessory dwelling units, but to regulate this use as a special use ; and
WHEREAS, pursuant to Section 10-2-9.D.2 of the Zoning Regulations, the
Village’s Joint Plan Commission and Zoning Board of Appeals (“PCZBA”), pursuant to proper
notice, conducted a public hearing to consider the Proposed Amendments on _______________,
2021; and
WHEREAS, at the close of the public hearing, pursuant to Section 10-2-9.D.3 of
the Zoning Regulations, the PCZBA recommended that the Village Board approve the Proposed
Amendments as set forth in this Ordinance; and
WHEREAS, the PCZBA further recommended that the Village Board (i)
concurrently adopt fee reductions or waivers applicable to accessory dwelling units that balance
the burden to homeowners imposed by the special use process; and (ii) re-evaluate the continued
necessity of regulating accessory dwelling units as a special use, rather than a permitted use, no
later than five years after the adoption of this Ordinance; and
WHEREAS, the Board of Trustees has determined that adoption of the Proposed
Amendments as set forth in this Ordinance is in the best interests of the Village;
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, as follows:

{00121188.5}
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Section 1.

Recitals.

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

Public Hearing.

A public hearing on the Proposed Amendments was duly advertised on or before
______________, 2021 in the Lake County News-Sun. The public hearing was held by the
PCZBA on ______________, 2021, and the PCZBA recommended that the Board of Trustees
adopt the Proposed Amendments.
Section 3.

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

Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-1-2, titled
"Definitions," of Chapter 1, titled, “Interpretation and Definitions,” of the Zoning Regulations is
hereby amended and shall read as follows, with any insertions to be made in correct alphabetical
order:
“10-1-2

DEFINITIONS

For the purposes of this title, the following terms, phrases, and words shall have the
meanings given herein:
*

*

*

ACCESSORY DWELLING UNIT: A dwelling unit that is an accessory use to a singlefamily dwelling and that provides, independent of the principal single-family
dwelling unit:
A.

A separate entrance that allows ingress and egress from the exterior of the
property; and

B.

Areas used for bathing, cooking, and sleeping.

ACCESSORY STRUCTURE OR USE: A structure or use that is:
A.

Subordinate in extent and purpose to and serves a principal structure or use;

B.

Customarily found as an incident to a principal structure or use;

C.

Contributes to the comfort, convenience, or necessity of those occupying, working
at, or being served by a principal structure or use;

D.

Located in its entirety on the same lot as a principal structure or use;

E.

Under the same ownership and control as a principal structure or use; and

F.

Typically, without limitation, a garage, carport, shed, storage building, garden
house, private greenhouse, swimming pool, hot tub or spa, residential pool house
accessory dwelling unit, children's play equipment and playhouses, basketball
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hoop or other fixed piece of sports equipment, but not including exterior heating,
air conditioning, or ventilation units.
*

*

*

MULTIPLE-FAMILY DWELLING: A residential building containing two (2) or more dwelling
units. Notwithstanding anything contained herein to the contrary, a single-family
dwelling with an accessory dwelling unit shall not be considered a “multiple-family
dwelling.
*

*

*

RESIDENTIAL POOL HOUSE: An accessory building to a residence that serves as
an amenity to an existing swimming pool and may be used for such purposes as,
without limitation, changing into bathing wear, resting, and storage of swimming
pool equipment, provided that it is not used for overnight stays.
*

*

*

SINGLE-FAMILY DWELLING: A residential building property containing (i) one dwelling
unit only. or (ii) one principal dwelling unit and one accessory dwelling unit.
*
Section 4.

*

*“

New Section 10-5-15 of the Zoning Regulations

Pursuant to Section 10-2-9 of the Zoning Regulations, the Zoning Regulations are
hereby amended to insert a new Section 10-5-15, titled “Accessory Dwelling Units,” of Chapter 5,
titled “Residence Districts,” as follows:
“10-5-15

ACCESSORY DWELLING UNITS

A.

Purpose. The purpose of this Section is to authorize the creation and
use of accessory dwelling units that provide housing choices for
Village residents and support the Village’s existing, high-quality
residential neighborhoods. This Section provides for a streamlined
public review of accessory dwelling units in order to maximize their
compatibility with these existing neighborhoods.

B.

Form. An accessory dwelling unit may be located within a designated
area within the principal structure (such as a basement), attached to
the principal structure, or be a freestanding accessory structure.

C.

Number. Each zoning lot used for a single-family dwelling may have
only one accessory dwelling unit subject to the conditions and
restrictions of this Section.

D.

Pre-Application Workshop Required. Prior to applying for a special
use permit to authorize an accessory dwelling unit, an applicant must
appear at a meeting of the Joint Plan Commission and Zoning Board
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of Appeals for a pre-application workshop to discuss with Joint Plan
Commission and Zoning Board of Appeals the proposed accessory
dwelling unit.
E.

Special Use Process for Accessory Dwelling Units. An application for
a special use permit to authorize an accessory dwelling unit is subject
to the rebuttable presumption that the application satisfies the
standards for a special use permit set forth in Section 10-4-2.E, but
only where the PCZBA and the Village Board find that the accessory
dwelling unit is located and scaled in such a manner as to best:
1. Provide sufficient distance between the accessory dwelling
unit and any dwellings on adjacent properties;
2. Provide sufficient privacy to the occupants of both the
accessory dwelling unit and any adjacent residential
properties;
3. Minimize the visual impact of the accessory dwelling unit
into surrounding residential properties; and
4. Result in an accessory dwelling unit that is clearly
accessory and subordinate to the principal dwelling unit. In
evaluating this standard, the following guidelines typically
indicate an accessory and subordinate use:
i. The presence of two or fewer bedrooms in the
accessory dwelling unit;
ii. Conformance with the maximum size restrictions
provided in this Section; and
iii. The arrangement or provision of utilities shall not
affect this determination.
The foregoing standards shall be evaluated relative to the impacts
that would be reasonably expected from adding a conforming
residential addition to the principal structure that does not serve as
an accessory dwelling unit. The foregoing standards are not intended
to serve as a mechanism for review of the architectural design,
materials, or quality of proposed accessory dwelling units.

F.

Size Restrictions.
1. Minimum. The combined area of all habitable rooms of the
accessory dwelling unit shall not be smaller than 220
square feet.
2. Maximum. The gross floor area of the accessory dwelling unit,
and any accessory structure that houses a detached accessory
dwelling unit, shall be no larger than:
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i. 35 percent of the gross floor area of the principal
structure, exclusive of any area used for the accessory
dwelling unit;
ii. 800 square feet of gross floor area, except in the “C-E”
Country Estate District; and,
iii. 1,500 square feet of gross floor area in the “C-E” Country
Estate District.
Any reductions to gross floor area provided in subsection
10-5-6(B) do not apply to the foregoing requirements, except that
undereaves and any stoops, steps, and porches leading to the
accessory dwelling unit shall not be counted in measuring the
gross floor area of the accessory dwelling unit.
G.

Parking Requirements. In addition to any required parking pursuant
to Section 10-5-12, an accessory dwelling unit shall provide adequate
space to park or house at least one automobile.

H.

Additional Bulk Regulations for Detached Units. In addition to any
bulk requirements that are applicable in the relevant zoning district,
the following further restrictions apply to detached accessory
dwelling units:
1. Setbacks. A detached accessory dwelling unit shall be
subject to all yard and setback requirements applicable to
the principal structure on the same zoning lot. Where there
is a conflict between the requirements applicable to a
principal structure and an accessory structure, the more
restrictive provision shall control.
2. Prohibition in Street Yards. A detached accessory dwelling
unit shall not be located between the principal building and
the lot line(s) abutting any contiguous public street, public
right-of-way, or private street for the full width of the lot;
provided that this prohibition shall not apply to detached
accessory dwelling units located between the rear of the
principal building and an alley. This includes, but is not
limited to, the full depth of front yards, corner lot side
yards, and both the front and rear yards of through lots.
See Section 10-13-1, illustration 1.
3. Height. The height of a detached accessory dwelling unit
shall not exceed the lesser of (i) the height limitations in the
applicable zoning district and (ii) the height of the principal
structure on the zoning lot.

I.
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J.

K.

1.

Common Ownership Required. An accessory dwelling unit
must be kept in common ownership with the principal dwelling
on the zoning lot.

2.

Short Term Rentals Prohibited. Pursuant to Section 10-4-5 of
this Code, accessory dwelling units may not be used as shortterm rentals.

3.

Regulations for All Other Rentals. Where the principal dwelling
is leased or not occupied by the owner, either:
i.

The accessory dwelling unit must be occupied by the
owner; or

ii.

The occupants of the principal and accessory dwelling
unit must constitute a single family.

Existing Non-Conformities.
1.

Existing Accessory Dwelling Units Grandfathered. Accessory
dwelling units lawfully constructed prior to [the date of
adoption of this Ordinance] may continue to be used,
maintained, and occupied notwithstanding any nonconformity
with subsections C, F, G, or H of this Section or the absence
of a special use permit.

2.

Conversion of Non-Conforming Structures. Nothing shall
prohibit a structure existing as of [the date of adoption of this
Ordinance], including a legally non-conforming structure, from
being converted for use to an accessory dwelling unit provided
that the conversion complies with this Section and does not
increase the degree of any existing non-conformity with any
Bulk Regulation. The creation of an accessory dwelling unit by
conversion must be authorized by a special use permit as
provided in this Section.

Special Rules for Abandonment. Notwithstanding the abandonment
provisions of Section 10-8-2(C)(9), any legally non-conforming or
special use of an accessory dwelling unit shall not be deemed
abandoned until it is discontinued for a period of (i) nine consecutive
months or (ii) a cumulative total of 18 months during any three-year
period.”
Section 5.

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

Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-5-9, titled
“Accessory Buildings and Structures," of Chapter 5, titled, “Residence Districts,” of the Zoning
Regulations is hereby amended, and shall be, as follows:
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“10-5-9

ACCESSORY BUILDINGS AND STRUCTURES

Accessory buildings, except as otherwise permitted in this title, shall be subject to
the following regulations:
*
F.

*

*

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

G.

[Reserved.] Living quarters shall not be permitted in an accessory
building. An accessory building or structure shall be considered to
have living quarters if an accessory building or structure has heat,
light, and bathing or shower facilities. Notwithstanding anything to
the contrary in this subsection, a residential pool house located in a
residential zoning district shall be permitted to have heat, light, and
bathing or shower facilities upon the issuance of a special use permit
pursuant to subsection 10-4-2E of this title.
*
Section 6.

*

*”

Amendment to Section 10-5-11 of the Zoning Regulations

Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-5-11, titled
“Home Occupations," of Chapter 5, titled, “Residence Districts,” of the Zoning Regulations is
hereby amended, and shall be, as follows:
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“10-5-11
A.

HOME OCCUPATIONS

Authorization: Subject to the limitations set forth in this section, any "home
occupation" (as defined in subsection B of this section) shall be permitted
in any principal single-family dwelling, accessory dwelling unit, or
permitted accessory structure (collectively, "single-family dwelling").
*
Section 7.

*

*”

Amendment to Section 10-5-12 of the Zoning Regulations

Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-5-12, titled
“Parking," of Chapter 5, titled, “Residence Districts,” of the Zoning Regulations is hereby
amended, and shall be, as follows:
“10-5-12

PARKING
*

C.

*

*

Accessory Dwelling Units: For the purposes of this Section, an
accessory dwelling unit is not a dwelling. The minimum parking
requirement for accessory dwelling units shall be as provided in
Section 10-5-15.”
Section 8.

Amendment to Section 10-5-13 of the Zoning Regulations

Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-5-13, titled
"Habitable Space," of Chapter 5, titled, “Residence Districts,” of the Zoning Regulations is hereby
amended, and shall be, as follows:
“10-5-13

MINIMUM HABITABLE SPACE
*

C.

*

*

Accessory Dwelling Units: The minimum permitted area for accessory
dwelling units shall be as provided in Section 10-5-15. No portion of an
accessory dwelling unit may be used to satisfy the requirements of this
Section.“
Section 9.

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

Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-13-3, titled
"Zoning Use Table," of Chapter 13, titled, “Illustrations and Exhibits,” of the Zoning Regulations is
hereby amended and shall read as follows, with any insertions to be made in correct alphabetical
order:
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(Uses not altered by this Ordinance are intentionally omitted. Sections other than the
Residential section of the Zoning Use Table are intentionally omitted.
No new use inserted within the Zoning Use Table by this Ordinance is
a permitted or special use in any omitted zoning district.)
ZONING DISTRICTS
P = Permitted Use S = Special Use
Residential

Use Category

Accessory dwelling
units15
Residential pool
house that does not
have heat, light, and
bathing or shower
facilities
Residential pool
house that has heat,
light, and bathing or
shower facilities

C-E

E-1

E-2

R-1

R-2

R-3

R-4

R-5

R-6

S

S

S

S

S

S

S

S

S

P

P

P

P

P

P

P

P

P

S

S

S

S

S

S

S

S

S

Notes:

*
*
*
15. Reserved. Accessory dwelling units are subject to the provisions of Section 105-15 of this Title.
Section 10.

*
Severability.

*

*”

If any provision of this Ordinance or part thereof is held invalid by a court of
competent jurisdiction, the remaining provisions of this Ordinance shall remain in full force and
effect, and shall be interpreted, applied, and enforced so as to achieve, as near as may be, the
purpose and intent of this Ordinance to the greatest extent permitted by applicable law.
Section 11.

Effective Date.

This Ordinance shall be in full force and effect from and after its passage, approval,
and publication in pamphlet form in the manner provided by law.
[SIGNATURE PAGE FOLLOWS]
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PASSED this ____ day of ______, 2021, by vote of the Board of Trustees of the Village of Lake
Bluff, as follows:
AYES:
NAYS:
ABSTAIN:
ABSENT:
APPROVED this ____ day of ______, 2021.
ATTEST:

Village President

Village Clerk
FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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Mickey Collins, 217 E. Scranton Avenue, Lake Bluff, Illinois 60044
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(312) 714-0096
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Glen Cole
Assistant to the Village Administrator
Village of Lake Bluff
November 14, 2021

Hi Glen,
I appreciate the email that you sent asking for comments on the ADU text amendment that will be considered
by the PCZBA this week. It has been a while since it has been under discussion. I had previously offered
comments on two fronts: the two story coach house provisions and the measurement of the gross floor area of
the ADU.
I am pleased to see that the tall coach house option is no longer under consideration. But my concerns about
the measurement of the ADU area remains. I am attaching to this letter the email exchange we had on this
topic in August of this year. I’ll go into a bit more detail here. The text of note is on page 6, the last
paragraph of 10-5-15 F. It states that “undereaves and any stoops, steps, and porches leading to the
accessory dwelling unit shall not be counted in measuring the gross floor area of the accessory dwelling unit.”
First, this is confusing and appears to require two methods of area computation. If the intention is that only
the interior space of the ADU will be counted toward the 800 SF limit, that can be stated much more clearly in
the text. Then all exterior elements such as the undereaves, stoops, porches, etc. should be noted as being
subject to the total permitted area for the lot regardless of location and under the same method of
measurement as the principal structure.
Second, it may be true that ADU’s don’t tend to have large porches but my guess is that this is because of
zoning limitations. The goal of this new provision, which I totally support, is to allow ADU’s to be created
within our existing bulk ordinance limits. If that is the case, the existing porch “bonus” should apply to the
total porch area on the lot and any porch area in excess of it should count as additional gross area.
Another requirement that I think should be considered is the visibility of the entrances. Ideally, only one
entrance should be visible from the street to maintain the physical character of homes in Lake Bluff. A
vestibule could be used if two entrances are to be located on the street facing facade; otherwise, ADU
entrances should be located at the side or in the rear of the lot.
A final thought. I am actually in favor of simply allowing two residential units on a lot subject to all existing
area limitations. Duplexes have historically been allowed in Lake Bluff and we have several that remain to this

.
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day, virtually unnoticeable to observers. To accomplish this, much of the ADU text and the ADU area
limitations could be eliminated. This would not only allow ADU’s but also permit more “Missing Middle”
housing to be constructed as well.
Once again, thanks so much for giving my suggestions consideration.

All the best,

Mickey Collins

.

.

.

From:
Subject:
Date:
To:
Cc:

Glen Cole gcole@lakebluff.org
Re: A loophole in the ADU text
August 18, 2021 at 12:08 PM
Mickey Collins mickeycollins@mac.com
Gary Peters gopokes77@msn.com, George Russell grussellmep@gmail.com

Hi Mickey -If I understand your concern, the ADU size limit is separate from - but in addition to - the Village's regular floor area limit.
An ADU would need to satisfy both sets of rules to be built, and this language doesn't change how the floor area rules are
applied to the whole lot. These extra rules are really intended to control the superior-subordinate relationship between the
ADU and the principal dwelling, and not the form of ADUs per se.
With that said, the Village's zoning code generally treats porches, stoops, etc. as desirable features. Admittedly, porches
aren't terribly common to incorporate in ADUs or other accessory structures, but we drafted this Ordinance to extend that
treatment. If the PCZBA wanted to be more restrictive of these features, it would be simple for Staff to limit or remove that
exception.
Thanks,
Glen Cole (via mobile)
Asst. to the Village Administrator
Village of Lake Bluff
Desk (847) 283-6889
Email gcole@lakebluff.org
40 East Center Avenue
Lake Bluff, Illinois 60044
lakebluff.org
________________________________
From: Mickey Collins <mickeycollins@mac.com>
Sent: Wednesday, August 18, 2021, 11:53 AM
To: Glen Cole
Cc: Gary Peters; George Russell
Subject: A loophole in the ADU text
Hi Glen,
I was surprised to see the proposed rules for area calculations for ADU’s deviate from those for a principal structure.
Especially concerning is that porches are not counted. That is an especially big loophole. Don’t you need to keep the
area computation rules consistent, especially since some ADU’s will be part of the principal structure?
All the best, Mickey

