VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
Wednesday, December 15, 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 November 17, 2021 Minutes
4. Consideration of the November 17, 2021 Executive Session Minutes
5. Public Hearing – Variation – 925 N. Sheridan Rd.

Nicolas Robertson seeks a variation from Section 10-5-4(C) of the Zoning Regulations in order to construct a new accessory
structure that exceeds the applicable height limitation for accessory structures, as well as any other zoning relief required to fully
grant the petition and construct the proposed improvements. (PCZBA May Take Final Action)

6. Public Hearing – Stonebridge Development

As described more fully in the published hearing notice (see agenda packet), the Village of Lake Bluff and SB 2011, LLC have
jointly applied for zoning relief necessary to implement a settlement agreement and resolve litigation between the two parties,
including:

* Revoking the various development approvals previously granted to the Stonebridge Development,
including Ordinances 2006-28 and 2011-07, and Resolution 2014-62.
* Affirming the Stonebridge Development’s existing E-1 estate zoning classification.
* Approving a resubdivision of the Stonebridge Development into five lots (the minimum possible number).
* Adopting special rules of procedure for future applications concerning the Stonebridge Development.
The required plat of resubdivision has not yet been received by the Village. Accordingly, Staff recommends that the PCZBA open
the public hearing; accept testimony from any members of the public who are present; and then continue the hearing to its next
regular meeting on January 19, 2022 at 7 p.m. without substantive discussion. (No Final Action)

7. Staff Report
•

2022 Meeting Dates

8. Commissioner’s Report
9. Adjournment

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

Village of Lake Bluff, Illinois
Joint Plan Commission and Zoning Board of Appeals (PCZBA)
____________________________________________________________
Purpose and Function
The Village, similar to many communities, has a system of zoning and land use rules that reasonably restrict
how land owners may use and improve their property. The Plan Commission and Zoning Board of Appeals
(PCZBA) is an advisory body to the Village Board that promotes safety, health, convenience, comfort,
morals, prosperity and general welfare of the public through these regulations. The PCZBA considers
changes to the Village’s zoning and land use rules and, where required by these rules, evaluates applications
concerning specific development proposals. Most developments in the Village do not require prior review
by the PCZBA, and most applications that are initially reviewed by the PCZBA are ultimately subject to
approval by the Village Board of Trustees.

Public Hearings
When the PCZBA undertakes its final action on an application, such as when it issues an approval or
makes a recommendation to the Village Board, it is typically done in the context of a public hearing.
Applicants and members of the public may appear on their own behalf or be represented by counsel.
Other professionals such as architects, engineers, and land use planners often appear on behalf of an
individual or in support of a particular application.
In Lake Bluff, public hearings commonly are conducted as follows:
1. Staff presentation. Village Staff provide a brief introduction and explanation of the application
in view of the Village’s zoning rules.
2. Applicant presentation. The applicant presents their case and all evidence supporting their
request. The applicant must demonstrate that the application meets each of the standards
applicable to the type of relief requested.
3. Board questions Applicant (no deliberation). The PCZBA will question the applicant about
their application. There is no deliberation at this point in the hearing.
4. Testimony from the public. Any person attending the hearing may present regarding the
application. (Testimony may also be submitted in writing prior to the meeting.)
5. Applicant answers objections and responds to testimony. PCZBA members and members of
Staff may also ask questions and make comments regarding the application under consideration.
6. Deliberation by PCZBA. Upon conclusion of the presentations, unless a continuance is granted,
the PCZBA deliberates and renders a decision. Decisions on each type of relief are by separate
motion. A decision on more than one request of the same type may be made by a single motion.

Public Notice
The Village provides notice on behalf of applicants between 30 and 15 days prior to the date of a hearing.
Notice is given by publication in the Lake County News-Sun and, where an application concerns a specific
property, by notifying all property owners within 300 feet of the subject property based on the listed
owner in Lake County’s property tax records. The Village also routinely publishes hearing notices on the
Village website (lakebluff.org), in the Village’s weekly e-newsletter, and at Village Hall.
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Common Applications Heard by the PCZBA

(More detail is presented in the Staff memorandum accompanying each application.)

____________________________________________________________
Variations
No set of regulations can anticipate each and every situation that may arise. The variation process allows
a property owner to seek relief from the strict letter of these regulations when obeying them would create
“a particular hardship or a practical difficulty.” These conditions must arise from the circumstances of the
property or structure, and not the personal situation of the current owner.
The PCZBA cannot grant a variation unless it finds that the application meets specific standards, including
if the requested variation: (1) establishes a particular hardship or a practical difficulty; (2) does not create a
special privilege; (3) is in harmony purpose of the Village’s zoning rules and (4) does not impair public
health and safety. The burden of proof is on the Applicant to demonstrate that their application meets the
standards.

Special Use Permits
In each of the Village’s zoning districts, many common uses of land (such as for houses or retail stores)
are permitted uses that may be undertaken without any special review. However, certain uses are
considered special uses. While these uses are potentially appropriate and compatible with their
surroundings, the Village has determined that their nature requires additional review. The Village issues
special use permits to authorize these uses subject to certain conditions on their operation.
The PCZBA cannot approve a special use unless it finds that the application meets specific standards,
including if the requested special use: (1) does not harm adjacent property, the character of the area, or the
public health, safety, and general welfare; (2) will not dominate or interfere with the use and development
of nearby property; (3) will be served adequately by public services; (4) will not create undue traffic; (5)
will not damage or destroy natural, scenic, or historic features; (6) will comply with the Village’s zoning
rules; and (7) is in harmony with the purpose of the Village’s zoning rules. The burden of proof is on the
Applicant to demonstrate that their application meets the standards.

Subdivisions and Planned Developments
Subdivision is the process of dividing land into lots for future development; it may also involve adjusting
existing lot lines or consolidating multiple lots. Subdivision hearings typically focus on whether the
newly created lots will objectively comply with the Village’s zoning rules as well as Village rules specific
to subdivisions such as the width of streets, location of infrastructure and utilities, etc.
Less commonly, the Village has established three different types of planned development tools.
Generally speaking, these tools allow the Village to modify or waive some of its zoning rules in order to
enable creative developments which create public benefits that are not otherwise required.
Subdivisions and planned developments are often complex and involve many specific standards. The
burden of proof is on the Applicant to demonstrate that their application meets the applicable standards.

Text and Map Amendments
The Village accepts applications from interested parties to change its zoning rules, whether by altering
their text or by changing the zoning classification applicable to a particular property. The PCZBA
evaluates these requests for text and map amendments in its legislative discretion and has established
guidelines to help it evaluate these requests. The burden of proof is on the Applicant to demonstrate that
any proposed amendment is in the best interest of the Village.
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