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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VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
November 17, 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, November 17, 2021, at 7:00 p.m.
The following members were present:
Members:

Jill Danly
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)
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 October 20, 2021 PCZBA Special Meeting Minutes
Member Fischer moved to adopt the October 20, 2021 PCZBA Regular Meeting Minutes. Member
Sorensen seconded the motion. The motion passed on a voice vote.
4. Public Hearing – Final Plan & Special Use Permit – 425-429 Shore Acres Drive (Lot 1 in
Arden Shore Subdivision)
At the invitation of the Chair, AVA Cole summarized the item. He stated that, in March 2021, the
Village adopted Ordinance 2021-5, which approved a subdivision and a number of variations for
the Arden Shore subdivision. The subdivision and variations contemplate the development of
The subject lot as a single family residence complemented by two accessory dwelling units. In the
absence of final plans that would typically be required before awarding a variation, the Ordinance
approved the variations contingent upon the PCZBA and the Village Board approving a Final Plan
that meets certain conditions. In October 2021, the Village received a proposed Final Plan for

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

approval. The Final Plan also proposes the construction of a residential poolhouse with light, heat,
and bathing or shower facilities, which is governed as a special use under the Village’s zoning
regulations and requires the approval of a special use permit to construct and use. He stated that
the staff memorandum contains additional analysis on certain aspects of the proposed Final Plan.
Chair Peters administered the oath to the representatives of the Petitioner participating in the public
hearing. Phillip Liederbach of Liederbach and Graham, the Petitioner’s architect, came forward to
present the plans included in the PCZBA’s agenda packet.
No members of the public asked to testify before the PCZBA.
Member Towle asked if the neighboring homes would be larger than the main house contemplated
by the final plan. Mr. Liederbach replied that he believes they are.
Member Towle asked if there would only be one entrance to the gardener’s cottage. Mr.
Liederbach replied in the affirmative and said that it was an informal configuration that included
a minimal number of features compared to other residential projects he designs.
Chair Peters noted that the location of the cottages had shifted from a central location as
contemplated in the Petitioner’s presentations earlier this year as part of the subdivision approval.
He asked if the neighbors had been consulted. Mr. Liederbach replied that he hadn’t personally
communicated with either neighbor regarding the plan, but that the Petitioner has taken a
neighborly approach and has presented a plan with substantially larger setbacks and reduced scale
than they would otherwise be permitted to build. He said that he had previously walked the
property with the southerly neighbor to discuss how the golf practice field (proposed to the west
as part of the subdivision) and the subject property would co-exist. AVA Cole stated that both
neighbors had received mail notice of the hearing and were not present.
Member Danly stated that other developers had come forward proposing 15-20 houses on this
property. She said that this was a thoughtful and beautiful approach and a great outcome for the
neighbors.
Member Fischer stated that she was the listing agent for the property when it was sold to the
Petitioner and that she has had no involvement in the property since that time. She concurred with
Member Danly and stated that, at one time, there were as many as 27 homes proposed. By
comparison, this design felt like a David Adler or Crab Tree Farm style of design with smaller
buildings and landscaping that demonstrates creativity.
Member Miller asked about the status of the fence variation. AVA Cole described the history of
the fence variation and the mechanism provided in the original approval. He said that, unless the
Petitioner presented the details of the fence at this time, the fence variation would expire, and that
the Petitioner was awaiting more details on the design of the golf practice field to the fence before
proceeding with a fence. He listed the activities the Petitioner could undertake without zoning
2
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relief or approval along the property line. VA Schuster described the Ordinance mechanism in
further detail. In response to a question from Member Miller, AVA Cole stated that the intent of
this mechanism was to reduce the administrative burden for the applicant but that Staff did not
anticipate that the Petitioner would not be prepared to move forward with the fence at the time
they would develop the rest of the property.
Member Sorensen asked if there was any intent to convert the poolhouse into an accessory
dwelling unit in the future. Mr. Liederbach replied that there was no intent whatsoever and that the
heavy timber design of the structure would not lend itself to remodeling or repurposing.
Member Russell concurred with Member Danly and Fischer regarding the prior development
proposals for this lot and stated that the proposal was drastically smaller in scale than would be
permitted by right for this property. He expressed his strong support for the development.
Chair Peters stated that the Applicant’s responses to the standards for a special use permit would
be incorporated into the record and asked if there were any further comments.
Member Towle moved to recommend the Village Board grant the requested relief in the form of
the draft Ordinance. Member Miller seconded the motion. The motion passed on the following roll
call vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

Danly, Fischer, Miller, Russell, Sorensen, Towle, Chair Peters

5. Public Hearing – Text Amendment – Accessory Dwelling Units
At the invitation of the Chair, AVA Cole presented the item. 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. 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. The PCZBA
has prepared a draft set of regulations that would change these rules to allow accessory dwelling
units (“ADUs”) to be built within the Village.
He stated that the PCZBA developed its proposed accessory dwelling unit regulations over the
past 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.
He summarized the draft regulations as allowing ADUs as a special use subject to the following:
• ADUs must be authorized through a streamlined special use process, which requires a
public hearing before approval. The draft Ordinance includes the PCZBA’s
3
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•

•

recommendations that the Village Board adopt fee reductions or waivers to facilitate the
construction of ADUs as well as re-evaluate the continued necessity of regulating these
units as a special use after no more than five years.
ADUs are included in / subject to all of the Village’s typical bulk regulations and are also
subject to additional restrictions on location, height, and scale. 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.
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.

AVA Cole concluded his presentation. No members of the public asked to testify before the
PCZBA.
Chair Peters noted that the PCZBA had received a letter from Ms. Mickey Collins regarding this
item. At the request of Member Miller, AVA Cole summarized the letter as well as options
prepared for the PCZBA that could implement these suggestions.
Member Russell stated that he supports the letter’s suggestion that the Village not allow a second
entrance along the front of a residence and described various examples. Member Towle expressed
that, for public safety, it would be important not to confuse first responders as to which door is the
front door as that could delay life saving measures. In response to a question from Member
Sorensen, AVA Cole stated that there is inconsistent treatment among other communities they
reviewed as to how ADUs are assigned addresses and that Staff would review this on a case-bycase basis. Following further discussion, the consensus of the PCZBA was to include an additional
criteria about the visibility of the entranceway to the ADU among the other criteria for the PCZBA
to review when considering a special use permit for an ADU.
Chair Peters stated that Ms. Collins’ letter also discussed the method for calculating the floor area
of an accessory dwelling unit. AVA Cole explained the basis of the drafting decision. Following a
discussion, the consensus of the PCZBA was not to adjust the method presented in the draft
Ordinance.
Member Miller moved to recommend the Village Board adopt the text amendment with additional
criteria regarding the visibility of the entranceway to the ADU. Member Sorensen seconded the
motion. The motion passed on the following roll call vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

Danly, Fischer, Miller, Russell, Sorensen, Towle, Chair Peters

6. Commissioner’s Report
There was no commissioner’s report.
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7. Staff Report
AVA Cole stated that the Village Board would soon consider both a proposed settlement
agreement concerning the Stonebridge litigation as well as recommended administrative revisions
to the Village’s historic preservation ordinance.
7. Executive Session
At 8:10 p.m., Member Fischer moved to enter into Executive Session to discuss pending litigation
(5 ILCS 120/2(c)(11)). Member Sorensen seconded the motion. The motion passed on the
following roll call vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

Danly, Fischer, Miller, Russell, Sorensen, Towle, Chair Peters

There being no further business to discuss, Member Towle moved to adjourn the executive session.
Member Fischer seconded the motion and at 9:03 p.m. the motion passed on the following roll call
vote:
Ayes:
Nayes:
Absent:

(7)
(0)
(0)

Danly, Fischer, Miller, Russell, Sorensen, Towle, Chair Peters

7. Adjournment
As there was no further business to come before the PCZBA, Member Towle moved to adjourn
the meeting. Member Sorensen seconded the motion. The meeting adjourned at 9:04 p.m.
Respectfully submitted,

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

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

FROM:

Glen Cole, AICP
Samantha Lenoch

DATE:

December 10, 2021

SUBJECT:

Agenda Item #5 – A Public Hearing for 925 Sheridan Road

Assistant to the Village Administrator
Administrative Intern

Applicant Information:
(‘‘Applicant’’)

Nicholas Robertson

Purpose:

Construct a new accessory structure (sport court) that exceeds the
applicable height limitation.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5-4(C)

November 30, 2021
November 30, 2021

(Variations)
(Accessory Buildings)

Summary and Background Information
On November 19, 2021, the Village of Lake Bluff received a zoning variation application from Nicholas
Robertson (“Applicant”) to increase the maximum allowable accessory structure height in order to
construct a new accessory structure in conjunction with the development of a new residence located at
925 Sheridan Road. As described in the attached application, the proposed accessory structure will be an
indoor sport court made to resemble a barn with a gable pitched roof.
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For reference, there is at least one comparable accessory structure in the Village located at 982 N. Sheridan
Road within Crab Tree Farm. The structure is a “tennis house” built in 1928 and renovated in 1985. The
ridge height is estimated at 47 feet.

‘‘Tennis House’’

Pursuant to Section 10-5-4(C) of the Zoning Regulations, the height limit for accessory structures in the
E-1 Estate Residence District is 30 feet. The Applicant’s proposed accessory structure will be 37.5 feet
high, which exceeds the accessory structure maximum by seven feet and six inches or 25%.
10-5-4(C)

ACCESSORY BUILDING HEIGHT
Allowed

Proposed

Difference

Existing

30’

30’

N/A

Proposed

30’

37’6”

7’6” (25%)
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Village Code - Variations - Standards for Variations
The Applicant has provided statements addressing the standards for variation in the attached application.
The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the standards
for variation prescribed by the Zoning Regulations.
10-2-4

VARIATIONS

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

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

VARIATIONS

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

The PCZBA is the approving body in this matter. After commencing the public hearing on the requested zoning
relief, 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 approve the requested relief
in the form of the attached approval order.”

Approval with Conditions

“I move to approve the requested relief in the form
of the attached approval order, conditional upon: […]”

Denial

“I move to deny the requested relief.”

Attachments
• Draft Order of Approval.
• Applicant’s Submissions:
o Application Forms.
o Letter of Application & Exhibits
o Survey
o Plans
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CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

STATE OF ILLINOIS

)
)

COUNTY OF LAKE

SS.

)

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

IN THE MATTER OF THE APPEAL OF
Nicholas Robertson

APPEAL NO. PZE2021-0009

FOR VARIATION

A P P R O V A L

O R D E R

A N D

R E S O L U T I O N

This order and resolution (“Order”) concerns the application of Nicholas Robertson, as trustee of
Chicago Title Land Trust Number 8002384209 dated August 28, 2020 (“Applicant”), for the variation
described herein benefitting the property described herein. The Joint Plan Commission and Zoning Board
of Appeals of the Village of Lake Bluff (“PCZBA”), being duly advised in the premises, MAKES THE
FOLLOWING FINDINGS OF FACTS:
1.
The Property that is the subject of this Order is commonly known as 925 Sheridan Road,
Lake Bluff, Illinois and legally described on Exhibit A attached to this Order (“Property”).
2.
The Property is presently unimproved and the Applicant proposes to construct a single
family residential structure in conjunction with the Improvement described herein.
3.
The Property is located within the E-1 Estate Residence District of the Village, as
established by Title 10 of the Lake Bluff Municipal Code (“Zoning Ordinance”).

CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

4.
The Applicant sought a variation from Section 10-5-4(C) (Accessory Buildings) of the
Zoning Ordinance to exceed the allowable building height for accessory structures (“Variation”)
in order to construct a new accessory structure that exceeds the applicable height limitation by 7
feet and 6 inches (25%) (“Improvement”).
5.
Notice of the hearing was duly published in the Lake County News-Sun, a newspaper of
general circulation, and served upon the adjacent and adjoining property owners, in accordance
with Section 10-2-4 of the Zoning Ordinance and applicable law.
6.
The PCZBA has jurisdiction pursuant to Sections 10-2-2 and 10-2-4 of the Zoning
Ordinance and Section 2-5-2 of the Lake Bluff Municipal Code (“Village Code”) to hear and
determine the Applicant’s request for the Variation.
7.

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

8.
After the conclusion of the public hearing, the PCZBA found that the requested Variation
satisfies all of the standards set forth in Section 10-2-4(B) of the Zoning Ordinance.
9.
After the conclusion of the public hearing the PCZBA granted the application for the
Variation, by a concurring vote of not less than four members of the PCZBA as set forth in Section
10-2-4(A)(1) of the Zoning Ordinance.
IT IS, THEREFORE, ORDERED AND RESOLVED AS FOLLOWS:
A.
Subject to and contingent upon the conditions, restrictions, and provisions set forth in
Section B of this Order, the Applicant’s request for the Variation for the Property shall be, and is hereby,
approved for the reasons set forth in this Order. The Applicant will be allowed a variation from Section 105-4(C), Accessory Buildings, to exceed the accessory structure height limitation by 7 feet and 6 inches.
B.
Notwithstanding any use or development right that may be applicable or available pursuant
to the provisions of the Zoning Ordinance, or any other rights the Applicant may have, the Variation granted
in Section A of this Order shall be, and are hereby, expressly subject to and contingent upon the
construction, use, and maintenance of the Property in compliance with each and all of the following
conditions:
i.

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

ii. Except for minor changes and site work approved by the Building Commissioner or the
Village Engineer (for matters within their respective permitting authorities) in accordance
with all applicable Village standards, the construction, development, use, operation, and
maintenance of the Improvement shall substantially comply with the site plan and
elevations prepared by Thomas Shafer Architects LLC dated November 19, 2021.
C.
The Applicant shall permit a copy of this Order to be recorded against the Property in the
office of the Lake County Recorder of Deeds and shall reimburse the Village for all recording costs. This
Order and the privileges, obligations, and provisions contained herein shall inure solely to the benefit of,
and be binding upon, the Applicant and their heirs, personal representatives, successors and assigns.

CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

E.
As set forth in Section 10-2-4(F) of the Zoning Ordinance, this Order shall be valid for a
period not to exceed 12 months from the date hereof, unless, within such period and in accordance with this
Order, the Applicant commences erection or alteration of a building or structure, pursuant to a valid building
permit for construction on the Property. In the event that the Applicant obtains a building permit in
furtherance of the Variation granted pursuant to this Order, the Applicant shall prosecute all work
authorized by the building permit to completion without unnecessary delay.
F.
Upon the failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Order, in addition to all other remedies available to the Village, the
Variation granted pursuant to this Order shall, at the sole discretion of the PCZBA, by order duly adopted,
be revoked and become null and void; provided, however, that the PCZBA may not so revoke the Variation
unless it shall first provide the Applicant with two months advance written notice of the reasons for
revocation and an opportunity to be heard at a regular meeting of the PCZBA. In the event of revocation,
the development and use of the Property shall be governed solely by the applicable regulations of the Zoning
Ordinance.
G.
The Variation granted pursuant to this Order shall apply and be limited only to the
Improvement. No future alterations or modifications may be made that exceed the applicable restrictions
set forth in the Zoning Ordinance without first obtaining Village approval in accordance with the applicable
provisions of the Zoning Ordinance. All other structures and portions of structures on, and portions of, the
Property shall comply with the applicable restrictions set forth in the Zoning Ordinance and the Village
Code.
H.
This Ordinance will be effective only upon the occurrence of the filing by the Applicant
with the Village Clerk, for recording in the Office of the Lake County Recorder of Deeds, of an
unconditional agreement and consent to accept and abide by each and all of the terms, conditions, and
limitations set forth in this Order. The unconditional agreement and consent must be executed and filed
with the Village Clerk within 60 days after the adoption of the Order. The unconditional agreement and
consent must be substantially in the form attached hereto and incorporated herein as Exhibit C.

Order approved on December 15, 2021.

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

By:
Gary Peters, Chairman

CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY
PARCEL 1: THAT PART OF LOTS 6 AND 7 IN SCHOOL TRUSTEE'S SUBDIVISION, ACCORDING TO THE
PLAT THEREOF RECORDED MARCH 27, 1844 AS DOCUMENT 151825 IN SECTION 16, TOWNSHIP 44
NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN, FALLING IN THE NORTH 664.5 FEET
OF THE SOUTH 1329 FEET OF SAID SECTION 16 AND LYING EAST OF THE CENTER LINE OF THE
PRIVATE ROAD DESCRIBED IN AGREEMENT RECORDED AS DOCUMENT 856041 (EXCEPT THAT PART
OF LOT 6 DESCRIBED AS FOLLOWS: BEGINNING AT THE INTERSECTION OF THE NORTH LINE OF THE
SOUTH 1329 FEET OF SAID SECTION 16 WITH THE CENTER LINE OF THE AFORESAID PRIVATE ROAD;
THENCE EASTERLY 1175 FEET TO A POINT 1322 FEET NORTH OF THE SOUTH LINE OF SECTION 16;
THENCE EASTERLY 75.35 FEET, MORE OR LESS, TO A POINT ON SAID NORTH LINE OF THE SOUTH
1329 FEET OF SECTION 16, SAID POINT BEING 1250 FEET EAST OF THE PLACE OF BEGINNING;
THENCE WEST ALONG THE SAID NORTH LINE OF THE SOUTH 1329 FEET OF SECTION 16, 1250 FEET
TO THE PLACE OF BEGINNING), IN LAKE COUNTY, ILLINOIS.
PARCEL 2: EASEMENTS FOR INGRESS AND EGRESS FOR THE BENEFIT OF PARCEL 1 OVER A PRIVATE
ROAD DESCRIBED IN INSTRUMENT RECORDED JUNE 4, 1949 AS DOCUMENT 671550 (AND SHOWN ON
PLAT OF SURVEY RECORDED MAY 15, 1930 AS DOCUMENT 353941) AND OVER A PRIVATE ROAD
DESCRIBED IN INSTRUMENT RECORDED MARCH 1, 1955 AS DOCUMENT 856041 (AND SHOWN ON
PLAT OF SURVEY ATTACHED THERETO), AS IMPLEMENTED BY DEEDS RECORDED MARCH 1, 1955
AS DOCUMENTS 856042, 856043, 856044 AND 856045 (EXCEPTING THEREFROM THOSE PARTS
THEREOF FALLING IN PARCEL 1), IN LAKE COUNTY, ILLINOIS.
PARCEL 3: EASEMENT FOR INGRESS AND EGRESS FOR THE BENEFIT OF PARCEL 1 OVER A PRIVATE
ROAD DESCRIBED IN INSTRUMENT DATED JULY 5, 1989 AND RECORDED JULY 11, 1989 AS
DOCUMENT 2809546 (AND SHOWN ON PLAT OF SURVEY ATTACHED THERETO), IN LAKE COUNTY,
ILLINOIS.

Commonly known as 925 Sheridan Road, Lake Bluff, Illinois
PIN: 12-16-400-014

CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

EXHIBIT B
PLANS AND APPLICATION

CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

EXHIBIT C
APPLICANT’S UNCONDITIONAL AGREEMENT AND CONSENT
TO:

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

WHEREAS, Nicholas Robertson, as trustee of Chicago Title Land Trust Number
8002384209 dated August 28, 2020 (“Applicant”), is the owner of the property located at 925 Sheridan
Road in the Village, which is within the Village's E-1 Estate Residence District and is legally described on
the attached Exhibit A (“Subject Property”); and
WHEREAS, the Applicant sought a variation from Section 10-5-4C of the Zoning
Ordinance to exceed the allowable building height for accessory structures (“Variation”) in order to
construct a new accessory structure that exceeds the applicable height limitation by 7 feet and 6 inches
(25%) (“Improvement”); and
WHEREAS, an Approval Order adopted by the Joint Plan Commission and Zoning Board
of Appeals of the Village of Lake Bluff on December 15, 2021 pursuant to Section 10-2-4(A)(1) of the
Village’s Zoning Regulations (“Approval Order”) grants the Variation for the Subject Property, subject to
certain modifications, conditions, restrictions, and provisions; and
WHEREAS, the Approval Order requires that the Applicant file with the Village Clerk,
within 60 days following the adoption of the Approval Order, its unconditional agreement and consent to
accept and abide by each of the terms, conditions and limitations set forth in said Approval Order;
NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:
1.
The Applicant hereby unconditionally agrees to accept, consent to, and abide by
all of the terms, conditions, restrictions, and provisions of the Approval Order.
2.
The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Approval Order, has considered the possibility of the
revocation provided for in the Approval Order, and agrees not to challenge any such revocation on the
grounds of any procedural infirmity or a denial of any procedural right.
3.
The Applicant acknowledges and agrees that the Village is not and will not be, in
any way, liable for any damages or injuries that may be sustained as a result of the Village’s issuance of
any permits for the Improvements or for the use of the Subject Property, including, without limitation, the
variation granted in the Approval Order, and that the Village’s issuance of any such permits does not, and
will not, in any way, be deemed to insure the Applicant against damage or injury of any kind and at any
time.
4.
The Applicant agrees to and does hereby hold harmless, indemnify and defend the
Village, the Village’s corporate authorities, and all Village elected and appointed officials, officers,
employees, agents, representatives, and attorneys, from any and all injuries, damages, claims, liabilities,
demands, causes of action, losses, suits, expenses, liabilities, and judgments of any and all nature and kind
whatsoever, including without limitation costs, expenses, and attorneys’ fees, arising out of, occasioned by,
connected with, or in any way attributable to, the operation and use of the Subject Property, the
Improvements, or the Village’s adoption of the Approval Order.

CASE PZE2021-0009 – 925 Sheridan Road
APPROVAL ORDER

Dated: ____________, 20___.
ATTEST:

NICHOLAS ROBERTSON, AS TRUSTEE OF
CHICAGO TITLE LAND TRUST NUMBER
8002384209 DATED AUGUST 28, 2020

By:

By:

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

>25 days before meeting:

Applicant submits application.

•

30-15 days before meeting:

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

•

Friday before meeting:

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

•

Day of meeting:

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

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

Monday after meeting:

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

•

2nd Monday of next month:

Village Board performs second reading, votes.

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

•
•

Legal and public notice
Printing and reproduction

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

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

•
•

Building plan review
Architectural site plan & signage review

Utility connections
Health department inspections

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

___
x
___
x
___
x

Applicant Information (signed)

___
x

Provide: Plat of survey including
legal description

Response to Variation Standards

___
x

Residential Bulk Calculations
(for residential zoned property)

___
x

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

You may also consider including:

Escrow agreement (signed)

___
x
___
x

Provide: Evidence of title or
contractual interest (e.g. a lease)
Provide: Scale plans of proposed work
(e.g. site plan; floor plan; elevations)
Photographs of the subject
property and nearby area
Written testimony from nearby neighbors

Rev. Dec. 2019

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

Deadline to Apply
(Close of Business)

Date of Hearing
(7 p.m.)

Jan 2021

Fri, Dec 25, 2020

Wed, Jan 20, 2021

Feb 2021

Fri, Jan 22, 2021

Wed, Feb 17, 2021

Mar 2021

Fri, Feb 19, 2021

Wed, Mar 17, 2021

Apr 2021

Fri, Mar 26, 2021

Wed, Apr 21, 2021

May 2021

Fri, Apr 23, 2021

Wed, May 19, 2021

Jun 2021

Fri, May 21, 2021

Wed, Jun 16, 2021

Jul 2021

Fri, Jun 25, 2021

Wed, Jul 21, 2021

Aug 2021

Fri, Jul 23, 2021

Wed, Aug 18, 2021

Sep 2021

Fri, Aug 27, 2021

Wed, Sep 22, 2021 (Rescheduled)

Oct 2021

Fri, Sep 24, 2021

Wed, Oct 20, 2021

Nov 2021

Fri, Oct 22, 2021

Wed, Nov 17, 2021

Dec 2021

Fri, Nov 19, 2021

Wed, Dec 15, 2021

For months not listed above:
Meetings are typically on the third Wednesday of each month.
The deadline is 25 days prior to the meeting date.
Please contact us if you need to confirm a specific date.

Rev. Feb. 2021
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Zoning Relief Application
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Subject Property

925 SHERIDAN ROAD

Address:

_________________________________________________________________

PIN:

_________________________________________________________________

Current Use:

_________________________________________________________________

RESIDENTIAL (NO EXT'G BUILDING)

Owner / Title Holder

Joint Ownership (if applicable)

Name:

__________________________

NICK ROBERTSON

__________________________

Address:

__________________________

925 SHERIDAN RD

__________________________

__________________________

LAKE BLUFF, IL

__________________________

WITHHELD

__________________________

Phone:

__________________________

E-mail:

__________________________

nicholas.lee.robertson@outlook.com

__________________________

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

☐ Partnership

☐ Land Trust

☐ Trust

Applicant (If Different)

-

Name:

_________________________________________________________________

Address:

_________________________________________________________________

Relationship
to Property:

_________________________________________________________________

Phone:

_________________________________________________________________

E-mail:

_________________________________________________________________

-

-

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

☐ No

Rev. August 2019
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Zoning Relief Application
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Narrative of Request / Proposed Work:

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

✔
___

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

___

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

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

_________________________________________________________ Date: _______________

Applicant

_________________________________________________________ Date: _______________

Rev. August 2019
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Zoning Relief Application
Standards for Variation (Page 1 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Practical Difficulty or Hardship: No variation shall be granted pursuant to this section unless the
applicant shall have established that carrying out the strict letter of the provisions of this title would create
a particular hardship or a practical difficulty.
SEE ATTACHED DOCUMENT

Unique Physical Condition: The subject property or structure is exceptional as compared to other lots
and structures subject to the same provision by reason of a unique physical condition, including: a)
presence of an existing use, structure, or sign, whether conforming or nonconforming; b) irregular or
substandard shape or size; c) exceptional topographical features; or d) other extraordinary physical
conditions peculiar to and inherent in the subject property or structure that amount to more than a mere
inconvenience to the owner and that relate to or arise out of the lot or structure rather than the personal
situation of the current owner of the lot or structure.
SEE ATTACHED DOCUMENT

Rev. May 2019
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The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of
other lots subject to the same provision, nor merely an inability to make more money from the sale of the
subject property; provided, however, that where the standards herein set out exist, the existence of an
economic hardship shall not be a prerequisite to the granting of an authorized variation.
SEE ATTACHED DOCUMENT

Code Purposes: The variation would not result in a use or development of the subject property that
would not be in harmony with the general and specific purposes for which this code and the provision
from which a variation is sought were enacted.
SEE ATTACHED DOCUMENT

Public Health And Safety: The variation would not: a) impair an adequate supply of light and air to
adjacent property; b) increase the congestion in public streets unreasonably, or increase parking
requirements on public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety;
e) diminish or impair the value of property within the area surrounding the subject property; or f) in any
other respect impair the public health, safety, comfort, morals, and welfare.
SEE ATTACHED DOCUMENT

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Residential Bulk Calculations

925 SHERIDAN ROAD
Address or Lot #: ____________________________________________________________________
(“Left” and “Right” are relative to standing on the addressed street and looking towards the property.)
For subdivisions involving existing structures, complete every line.
For variation requests, complete only those lines affected by the proposed work.
Existing

Proposed

Conforms or
Variation Required

Lot Width
(as measured at front setback line)

658.12 ft

NO CHANGE CONFORMS

Lot Area

26.65 sf

NO CHANGE CONFORMS

Front

MIN 100 ft

NO CHANGE CONFORMS

Side (Left)

MIN 65.81 ft

NO CHANGE CONFORMS

Side (Right)

MIN 65.81 ft

NO CHANGE CONFORMS

Side (Combined – Sum Sides)

MIN 131.62 ft

NO CHANGE CONFORMS

Rear

MIN 100 ft

NO CHANGE CONFORMS

SIDE 65.81 ft
BLUFF 148.07 ft
MAX
116,943.12 sf
MAX
453,372.48 sf

NO CHANGE CONFORMS
ACC. STR.
CONFORMS
3970sf
3283 sf
CONFORMS

N/A

-

CONFORMS

3283 sf

CONFORMS

37'-6"

VARIATION REQD

PROPOSED
ACCESSORY
STRUCTURE DOES
NOT VIOLATE
DAYLIGHT PLANE
HEIGHT RESTRICTION

CONFORMS

Principal Building Setback

Accessory Building Setback
Regulatory Floor Area
Impervious Surface Coverage
Front Yard Impervious Surface
Building Coverage
Maximum Building Height
Daylight Plane Height Restriction
(Start at 12’ at the lot line. Add one foot
“up” for each one foot “in” from the lot
line. Note if any building element(s)
exceed the height plane.)

MAX
226,686.24 sf
ACCESS. STR.
MAX 30'
-

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Regulatory Floor Area Worksheet

925 SHERIDAN ROAD
Address or Lot #: ____________________________________________________________________
The full rules for calculating Floor Area Ratio can be viewed here.
Allowances vary depending on the size of your lot.
Staff can help calculate your eligibility for these, which adjust your total floor area (grey areas).
You should provide scale plans or drawings to justify your figures.
Existing
(Applicant
Completes)
Lot Area
Gross Floor Area
(Include all floors, basements,
and detached structures)
REMOVE
Attics less than 6’ in height
REMOVE
Attics greater than 6’ in height not readily
usable for living space
REMOVE
Basements, window wells, and stairwells
protruding less than 3’
from grade to first floor elevation
REMOVE
Detached structures in rear 27’ or
25% of lot (whichever is greater)
REMOVE
Stoops and decks less than 42” in height
REMOVE
Covered porches less than 42” in height
ADD
Undereaves protruding
more than 2’ from exterior wall
ADD
Penalty for areas greater
than 10’ ceiling height
REGULATORY FLOOR AREA
(Staff Completes)

Proposed
(Applicant
Completes)

26.6 acres

NO CHANGE

EMPTY LOT

ACC. STR.
3675sf

N/A

-0sf

N/A

-0sf

N/A

-0sf

N/A

-0sf

N/A

-0sf

N/A

-0sf

N/A

-0sf

N/A

+295sf

Allowance
(Staff
Completes)

Non-Conformance / Required Variation
(Staff Completes)
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NOVEMBER 19
21
20__,
THIS AGREEMENT (“Agreement”) is made and entered into as of ________________,
by and between THE VILLAGE OF LAKE BLUFF (“Village”) and

NICHOLAS ROBERTSON
________________________________________________________________
(“Applicant”).
IN CONSIDERATION OF the recitals and mutual covenants and agreements set forth herein, the
receipt and sufficiency of which are hereby mutually acknowledged, the parties hereto agree as
follows:
SECTION 1. RECITALS.
A.
The Applicant has submitted to the Village for its review and consideration an
application seeking zoning relief necessary to commence a proposed use at or to construct
proposed improvements of the real property located at:
925 SHERIDAN ROAD
__________________________________________________,
Lake Bluff, Illinois (“Proposal”) that
requires one or more of the following actions by the Village:
i.

Approval or amendment of zoning relief pursuant to Title 10 of the Municipal
Code, including without limitation: a variation, special use permit, site plan
approval, planned residential development, planned commercial
development, planned mixed use development, RIO development plan,
and/or amendment to the text of Title 10;

ii.

Approval or amendment of a plat of subdivision pursuant to Title 11 of the
Municipal Code;

iii.

Approval pursuant to the Village’s Watershed Development Ordinance, as
adopted by reference in Title 12 of the Municipal Code; or

iv.

The preparation and consideration of amendments to the Village’s liquor
regulations, contained in Title 3, Chapter 2 of the Municipal Code.

B.
Pursuant to Section 1-12-3 of the Village Comprehensive Fee Schedule and
Section 10-2-6 of the Village Zoning Regulations ("Escrow Regulations"), applications for approval
of a variation and a site plan and/or an amendment to a site plan and/or a text amendment to the
Village’s Zoning Regulations and other zoning relief must be accompanied by the applicable
application fee and the applicant is responsible for payment of any additional costs incurred by the
Village, including consultant costs and attorneys’ fees, but not including normal operating activities
such as internal staff time (“Reimbursement Costs”).
SECTION 2. CASH DEPOSIT.
Pursuant to the Escrow Regulations, and in connection with the application for the
Development, the Developer agrees to provide a cash escrow deposit to the Village in the amount of
$3,000 (“Escrow”) to be used towards Reimbursement Costs incurred by the Village in processing
the application for approval of the Proposal.
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SECTION 3. REPLENISHMENT.
Pursuant to the Escrow Regulations, the Village Administrator shall periodically
review the Escrow to ensure that adequate funds are available to satisfy the Reimbursement Costs
relating to the Development. The Village Administrator shall notify the Applicant at such times when
draws are made against the Escrow towards Reimbursement Costs. Subject to the terms of this
Agreement, in the event that the Village Administrator determines that sufficient funds are not
available, the Village Administrator shall so notify the Applicant and request a further amount to defray
the anticipated additional costs. The Village Administrator shall determine the further amount due
based on the nature of the Proposal, its complexity, the anticipated need for additional legal and other
consultant services, and the amount of time remaining before the completion of the Proposal. The
Applicant shall be given fourteen (14) days to deposit the additional funds. In the event that the funds
are not deposited, the Village shall take no further action on the Proposal and shall so advise the
Applicant.
SECTION 4. FINAL DISBURSEMENT.
Pursuant to the Escrow Regulations, at the completion of the Proposal and after all
outstanding Reimbursement Costs incurred by the Village related to the Proposal have been satisfied
in full, the Village Administrator shall remit the balance of the Escrow, if any, to the Applicant.
SECTION 5. DESIGNATED CONTACTS.
The designated contact persons for the Applicant and the Village concerning this
Agreement are as follows:
For Village

For Applicant

Name

Glen Cole

_______________________

Title

Asst. to the Village Administrator

_______________________

Organization

Village of Lake Bluff

_______________________

Address

40 East Center Avenue

925 SHERIDAN RD
_______________________

City, State, Zip

Lake Bluff, IL 60044

_______________________

Phone Number

(847) 283-6889

_______________________

Email

gcole@lakebluff.org

_______________________

NICK ROBERTSON

OWNER/APPLICANT

LAKE BLUFF, IL 60044

nicholas.lee.robertson@outlook.com

Rev. August 2019

TH O M A S SH A FE R
A RC H I TE C T S

November 19, 2021

LETTER OF SITUATION AND HARDSHIP
925 Sheridan Road
Lake Bluff, Illinois, 60044

As part of an effort to restore a 26-acre property along the shore of Lake Michigan, part of the
Crabtree Farm Estate, the proposed Project intends design and build a new primary residence
and a freestanding barn, located near the existing Garden and Orchard on the Southern edge
of the lot (See Diagrams 1 + 2). The lot includes an approximate 16-acre conservation easement
directly to the West of the 10-acre buildable area.
Including a barn is an appropriate gesture in re-establishing the property’s historic character. It
will be similar to existing Crabtree Farm structures, clad in brick with a terra cotta tile roof. It will
have minimal fenestration facing the immediate neighboring properties, and will primarily open
up to the proposed lawn extending to the Lake.
In order to construct this barn, a variation is requested. As barn structures are typically taller than
the other buildings on a Midwest farm, it will exceed the maximum allowable accessory structure
height by 7’-6”, or 25% higher than the maximum 30’ (See Diagram 3).

DIAGRAM 1 ~ Site Plan of 925 Sheridan Road, Lake Bluff, IL

925 Sheridan Road: Letter of Situation and Hardship, November 19, 2021
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STANDARDS FOR GRANTING A VARIATION

________

The PCZBA is required to base their recommendations on the following standards. It is the burden
of the Applicant to establish that they meet each standard. Each standard is printed below. You
should provide a statement as to how your application satisfies each standard.
Practical Difficulty or Hardship
No variation shall be granted pursuant to this section unless the applicant shall have established
that carrying out the strict letter of the provisions of this title would create a particular hardship or
a practical difficulty.
The owner of the property would like to restore the historic nature of the homestead by
maintaining and re-establishing the pastoral / agricultural character it once held. As part of this
effort, the accessory Barn [with a roof pitch of similar slope befitting a Midwestern barn], will
increase the height of the Barn’s gable to 37’-6” above grade. This will be 25% higher than what
is allowed by the Village’s current Zoning Code (See Diagram 3).

Unique Physical Condition
The subject property or structure is exceptional as compared to other lots and structures subject
to the same provision by reason of a unique physical condition, including: a) presence of an
existing use, structure, or sign, whether conforming or nonconforming; b) irregular or substandard
shape or size; c) exceptional topographical features; or d) other extraordinary physical
conditions peculiar to and inherent in the subject property or structure that amount to more
than a mere inconvenience to the owner and that relate to or arise out of the lot or structure
rather than the personal situation of the current owner of the lot or structure.
The current Zoning Ordinance requires a minimum front yard setback for C-E lots to be 100’, and
a Bluff setback of 40’. Due to the large conservation easement on this property, the proposed
Accessory Barn Structure will adhere to a front yard setback greater than 1,200 feet from the
front property line. Likewise, the Barn is sited 320 feet from the top of Bluff to the East, 470 feet
from the shore of Lake Michigan, and 70 feet above Lake Michigan’s waterline (See Diagram 1).
The proposed structure would be shielded from Southern and Eastern views by heavy vegetation
and dense wooded areas with tall mature trees (See Diagram 4 + photographs), and from the
East by the bluff and ravine topography. In order to see the entirety of the violating height, one
would need to be 1,130 feet from the structure during winter months (See Diagram 5).

925 Sheridan Road: Letter of Situation and Hardship, November 19, 2021
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Not Merely Special Privilege
The alleged hardship or difficulty is not merely the inability of the owner or occupant to enjoy
some special privilege or additional right not available to owners or occupants of other lots
subject to the same provision, nor merely an inability to make more money from the sale of the
subject property; provided, however, that where the standards herein set out exist, the existence
of an economic hardship shall not be a prerequisite to the granting of an authorized variation.
The Owners of the property have no desire to profit from this variation request through the sale of
the property nor the use of the structure. They wish only to restore the agricultural character of
the property.
Code Purposes
The variation would not result in a use or development of the subject property that would not be
in harmony with the general and specific purposes for which this code and the provision from
which a variation is sought were enacted.
The requested variation aims to restore the architectural character of regional agricultural
structures to the subject property. The profile of the proposed Barn will not have a negative
impact on the development of the property. With the exception of the height, the Barn will
comply with the Village Ordinances.
Public Health and Safety
The variation would not: a) impair an adequate supply of light and air to adjacent property; b)
increase the congestion in public streets unreasonably, or increase parking requirements on
public streets unreasonably; c) increase the hazard of fire; d) endanger the public safety; e)
diminish or impair the value of property within the area surrounding the subject property; or f) in
any other respect impair the health, safety, comfort, morals, and welfare.
a. Confirmed ~ the variation will not impair light or air to any adjacent property,
b. Confirmed ~ the variation would not have an impact on street congestion,
c. Confirmed ~ the variation will not increase the hazard of fire beyond that of an accessory
structure conforming to the allowable height,
d. Confirmed ~ the variation will not endanger the public safety,
e. Confirmed ~ the variation will not affect the value of any nearby property,
f.

Confirmed ~ the variation will not impair the health, safety, comfort, morals, or welfare of the
public or any surrounding property.

Other consideration
1. In the typical Midwest Farm, the barn is often the tallest structure on the farm, not the
residence (primary structure). The proposed barn falls safely under the maximum allowable
height of a Principal Structure.
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DIAGRAM 2 ~ Map highlighting Crab Tree Farms and 925 Sheridan Road
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DIAGRAM 3 ~ Proposed profile of Accessory Structure
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DIAGRAM 4 ~ Mature tree growth along South property line

DIAGRAM 5 ~ 1,130 feet from shoreline until proposed variation is visible from Lake Michigan
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Images Showing Existing Property

Mature tree growth along South property line looking South
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Mature tree growth along South property line looking South
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Mature tree growth along South property line looking South
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Mature tree growth along South property line looking West
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Mature tree growth along South property line looking West
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Letters of Approval from Neighbors
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VILLAGE OF LAKE BLUFF
Memorandum
TO:

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

FROM:

Glen Cole, AICP
Samantha Lenoch

DATE:

December 14, 2021

SUBJECT:

Additional Information Regarding 925 Sheridan Road Public Hearing

Assistant to the Village Administrator
Administrative Intern

One member of the PCZBA requested that Staff circulate the following additional information regarding
this application.
Nearby Accessory Structures and
Uses. 962 Sheridan Road, located to
the north of 925 Sheridan Road, and
700 Crabtree Lane, located to the
south of 925 Sheridan Road, have
barns as accessory structures which
are fairly close to the side yard
property lines of the subject
property. The accessory structures
located at 962 Sheridan Road and
700 Crabtree Lane may serve as a
basis of comparison for the proposed
accessory structure (sport court /
barn) at 925 Sheridan Road. The
distances and heights of the existing
accessory structures at 962 Sheridan
Road and 700 Crabtree Lane are
estimated based on Lake County
aerial photography and LiDAR
height data. The Village has not
physically inspected either structure.

926 Sheridan Road

925 Sheridan Road
(Subject Property)

700 Crabtree Lane
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The setback of the barn at 962 Sheridan Road (at left below) is approximately 55 feet from the property
line while the setback of the barn at 700 Crabtree Lane (at right below) is 20 feet from the property line.
The application states that the proposed accessory structure at the subject property will be 67 feet from
the property line.
The height of the accessory structure located at 962 Sheridan Road is estimated at 21 feet at the ridge.
The height of the accessory structure at 700 Crabtree lane is estimated at 23 feet at the ridge.
The proposed accessory structure height at the subject property is 37.5 feet at the ridge.

~20 feet
~55 feet
962 Sheridan Road

700 Crabtree Lane

Sale Status of Zenni Property. More information to consider for
the proposed accessory structure is that the property to the south,
700 Crabtree Lane, is privately listed for sale. The approximately
30 acre property is divided into three parts, each listed separately.
• The ~12 acre parcel where the primary residence is
located is listed for $13.9 million.
• The ~13.7 acre parcel where the barn is located is
listed for $6.5 million.
• The ~5 acre parcel known as Lot 3 is listed for $4
million. The listing states that it is subject in part
to a conservation easement.

~35 feet

Additionally, there is a tennis court on the 700 Crabtree Lane
property (at right). The tennis court is setback approximately
35 feet from the subject property line.

700 Crabtree Lane
Page 2 of 3

Floor Area Ratio. The subject lot is 26.02 acres or 1,133,431 square feet in area. Under the Village’s
floor area ratio rules (Sec. 10-5-6), the applicant would be able to construct 116,943 sq. ft. of floor area
(roughly 10% of the lot). The Village’s floor area ratio rules do not recognize the area of conservation
easements, bluffs, ravines, or other unbuildable property as excluded from the floor area calculation.
The Applicant has not presented plans for a primary residence or the scale thereof, but has been asked to
provide any available information at the hearing.
The floor area ratio for the proposed accessory structure is proposed by the Applicant as 3,675 square
feet before calculating the adjustments required by the Village’s floor area ratio ordinance. Sec. 10-56(B)(5) and Sec. 10-13-1, illustration 13 provide that (emphasis added) “The floor area of any space
with a floor to ceiling height in excess of ten feet (10') shall be increased by ten percent (10%) for
each foot, or fraction thereof, in excess of ten feet (10'). For purposes of this subsection, in the case of
a sloping or slanting ceiling, only that area under a plane that is: a) parallel to, and most distant from,
the floor below it; and b) at right angles with the adjacent exterior wall or walls, shall be included in the
additional floor area calculation” (See below). As the height of the exterior wall is approximately 14’ at
the eave, an additional 40% or 1,176 square feet would count against from floor area (without adjusting
for the stairwell). Accordingly, the regulatory floor area is approximately ~4,850 square feet.
Sec. 10-13-1, illustration 13

Type A
Spaces:
Type B
Spaces:

No addition to gross floor area calculation is required.
The gross floor area of the space indicated must be increased by ten percent (10%)
for each foot, or fraction thereof, that dimension Y exceeds ten feet (10').
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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:

December 10, 2021

SUBJECT:

Agenda Item #6 –

Assistant to the Village Administrator

Stonebridge Development
(136 Green Bay Road a.k.a. 0-391 Jensen Lane)

Summary and Background Information
On November 22, 2021, the Village Board of Trustees approved a settlement agreement with SB 2011,
LLC, the owner of the Stonebridge Development, to settle pending litigation regarding the maintenance
and future development of the property. More information about the Settlement Agreement is available
on the Village website and in the attached memorandum from the Village Attorney.
The Settlement Agreement requires the Village undertake a number of zoning actions which must be
considered by the PCZBA in a public hearing. As described more fully in the published hearing notice
(see attached), the PCZBA must consider and make recommendations regarding the following actions:
•

Revoking the various approvals previously granted to the Stonebridge development.

•

Affirming the property’s existing E-1 estate zoning classification.

•

Approving a resubdivision of the property into five lots (the minimum possible number).

•

Adopting special rules of procedure for future applications concerning the property.

As of today, the required plat of resubdivision has not 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.
Action

Example Motion

Continuation
(need more information)

“I move to continue this hearing to the next regular
meeting of the PCZBA on January 19, 2022.”

Attachments
• Sample legal notice.
• Village Attorney’s memorandum.
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GLEN COLE
Assistant to the Village Administrator
November 29, 2021
LAKE COUNTY FOREST PRESERVE DISTRICT
1899 W WINCHESTER RD
LIBERTYVILLE IL 60048-5367
RE:

Notification of Public Hearing – Stonebridge Development
(136 Green Bay Road, 0-391 Jensen Lane)

To whom it may concern,
I am writing to you as the owner of record for real property located within 300 feet of the above referenced property,
which is legally described on the reverse of this letter. Village of Lake Bluff and SB 2011, LLC have jointly filed a
petition with the Lake Bluff Joint Plan Commission and Zoning Board of Appeals (“PCZBA”) requesting zoning relief
for the above property; specifically:
i.

ii.
iii.
iv.

v.

vi.

The revocation of the approvals granted for the Property by Ordinance 2006-28, as amended by Ordinance
2011-07, which, authorized a Planned Residential Development (“PRD”), variations, and PRD Final
Development Plan for the Stonebridge Development; except that the revocation will not affect the validity of
the termination of the Harrison House Special Use Permit under Section 8 of the Ordinance;
The revocation of Resolution 2014-62, which approved a preliminary development plan for the Stonebridge
Development;
The deletion of the Stonebridge Property’s PRD zoning designation from the Village Zoning Map, and the
affirmation of the Property’s zoning classification within the E-1 Estate Residential District;
Approval of both a tentative and final plat of resubdivision pursuant to Chapter 11 of the Village Code to
resubdivide the Stonebridge Development into five lots, as well as the approval of any and all variations from
the Village’s Zoning and Subdivision Regulations necessary to approve such plat of resubdivision;
Amendment(s) to the text of the Lake Bluff Zoning Regulations allowing for special rules of procedure to
govern the future development of the property in the Village pursuant to court-ordered settlement agreements
related to the application of the Zoning Regulations to particular property; and,
Any other relief from, or modifications to, the Lake Bluff Zoning Regulations necessary or desirable to
effectuate the foregoing.

The PCZBA will conduct a public hearing to consider this petition on Wednesday, December 15, 2021 at 7 p.m.
Any person desiring to present any evidence or testimony should participate:
1. By appearing in person at the Village Hall Board Room, 40 E. Center Ave., Lake Bluff.
2. Via video conference at lakebluff.org/VirtualPCZBA.
3. Via teleconference at (312) 626-6799, meeting ID 810 4898 7661.
4. By emailing vlb@lakebluff.org.
Any person planning to participate in the hearing is strongly encouraged to confirm these details by viewing a
published copy of the meeting agenda. A copy of the agenda and petition will be available for inspection no later than
the Friday before the hearing date at the Village’s website, lakebluff.org, on the “Meeting Packets & Videos” page.
[Continued on reverse.]

This letter is a courtesy notice and no action on your part is required. However, if you wish to be heard or present any
evidence or testimony regarding this matter, you should participate in the Public Hearing at the time and in the manner
specified on the front of this letter. Alternatively, you may submit a written response to Village Hall to the attention
of the PCZBA and it will be considered at the Public Hearing. If you have any questions regarding this letter, please
contact me at (847) 283-6889 or by e-mail at gcole@lakebluff.org.
Sincerely,

Glen Cole
Assistant to the Village Administrator
Legal Description of the Subject Property (Stonebridge Development)
PARCEL 1: LOTS 1 TO 59, INCLUSIVE, AND OUTLOTS A TO M, INCLUSIVE, IN STONEBRIDGE OF
LAKE BLUFF, BEING A SUBDIVISION OF PART OF SECTION 20, TOWNSHIP 44 NORTH, RANGE 12,
EAST OF THE THIRD PRINCIPAL MERIDIAN, IN LAKE COUNTY, ILLINOIS, ACCORDING TO THE PLAT
THEREOF RECORDED JANUARY 25, 2007 AS DOCUMENT NO. 6126709.
PARCEL 2: AN EASEMENT RESERVED BY THE SERVITE FATHERS IN A QUIT-CLAIM DEED
RECORDED SEPTEMBER 16, 1964 AS DOCUMENT 1239130, DESCRIBED AS FOLLOWS; THE EAST 345
FEET OF THE SOUTH 25 FEET OF THAT PART OF THE SOUTHEAST 1/4 OF SECTION 20, TOWNSHIP
AND RANGE AFORESAID, LYING SOUTH AND EAST OF THE LANDS AND RIGHT OF WAY OF SAID
MAYFAIR BRANCH OF THE CHICAGO AND NORTH WESTERN RAILWAY COMPANY CONVEYED TO
CHICAGO NORTHERN RAILWAY COMPANY BY QUIT-CLAIM DEED DATED MARCH 19, 1903 AND
RECORDED MARCH 20, 1903 AS DOCUMENT 89632 AND LYING WESTERLY OF THE CENTER OF
GREENBAY ROAD, IN LAKE COUNTY, ILLINOIS.
PARCEL 3: AN EASEMENT FOR INGRESS AND EGRESS AS RESERVED IN A QUIT-CLAIM DEED
DATED DECEMBER 14, 1963 AND RECORDED DECEMBER 24, 1963 AS DOCUMENT 1211132 (EXCEPT
THE EAST 345 FEET THEREOF) AS FOLLOWS: THE SOUTH 25 FEET OF THAT PART OF THE
SOUTHEAST 1/4 OF SECTION 20 TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL
MERIDIAN, LYING SOUTH AND EAST OF THE LANDS AND RIGHT OF WAY OF THE MAYFAIR
BRANCH OF THE CHICAGO NORTH WESTERN RAILWAY COMPANY AS DISCLOSED BY QUIT-CLAIM
DEED, DATED MARCH 19, 1903 AND RECORDED MARCH 20, 1903 AS DOCUMENT 89632 AND LYING
WESTERLY OF THE CENTER OF GREENBAY ROAD, IN LAKE COUNTY, ILLINOIS.
This property, commonly known as the Stonebridge Development, is situated along Green Bay Road in Lake Bluff,
is addressed as 136 Green Bay Road and 0-391 Jensen Lane (“Property”), and bears the following assigned Property
Identification Numbers (PINs):
12-20-417-004, 12-20-308-001, 12-20-417-003, 12-20-419-001, 12-20-417-002, 12-20-417-005, 12-20-417-001,
12-20-309-019, 12-20-419-003, 12-20-309-009, 12-20-309-012, 12-20-419-002, 12-20-309-020, 12-20-309-011,
12-20-309-005, 12-20-309-021, 12-20-309-018, 12-20-309-004, 12-20-309-010, 12-20-309-014, 12-20-309-029,
12-20-309-008, 12-20-309-003, 12-20-419-006, 12-20-309-017, 12-20-308-007, 12-20-309-028, 12-20-309-007,
12-20-416-001, 12-20-309-015, 12-20-308-006, 12-20-309-013, 12-20-309-022, 12-20-309-002, 12-20-309-006,
12-20-419-007, 12-20-309-016, 12-20-308-005, 12-20-309-024, 12-20-419-004, 12-20-309-030, 12-20-416-003,
12-20-309-001, 12-20-309-023, 12-20-419-005, 12-20-416-002, 12-20-308-004, 12-20-309-027, 12-20-308-014,
12-20-308-016, 12-20-308-026, 12-20-309-025, 12-20-308-003, 12-20-308-012, 12-20-309-026, 12-20-308-010,
12-20-308-025, 12-20-308-009, 12-20-308-013, 12-20-308-015, 12-20-308-018, 12-20-308-011, 12-20-308-024,
12-20-308-019, 12-20-308-017, 12-20-308-023, 12-20-418-001, 12-20-308-002, 12-20-308-008, 12-20-308-020,
12-20-308-022, 12-20-308-021
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Peter M. Friedman
312.528.5192
peter.friedman@elrodfriedman.com

325 North LaSalle Street
Suite 450
Chicago, Illinois 60654
312-528-5200
www.elrodfriedman.com

Memorandum
Date:

November 9, 2021

To:

President Charlot and Members of the Village Board
R. Drew Irvin, Village Administrator

From:

Village Attorney
Peter M. Friedman
Hart M. Passman

Re:

Stonebridge Litigation
Settlement Agreement

This memorandum summarizes the key terms and provisions of a Settlement Agreement
between the Village and SB 2011 LLC (the owner of the Stonebridge Property). The Settlement
Agreement is subject to Village Board review and approval pursuant to a vote at a meeting open
to the public.
We have prepared this memorandum not only for the Board but also with the expectation
that it will be shared publicly to provide additional information to Lake Bluff residents and other
interested parties regarding the terms and conditions of the Settlement Agreement and the related
Restrictive Covenant.
A.
Dismissal of Lawsuits; Mutual Release. Within 30 days after the effective date
of the Settlement Agreement, the complaint brought by SB 2011 against the Village and the
complaint brought by the Village against the property owner will each be voluntarily dismissed
with prejudice, with each party to bare its own legal fees. The Circuit Court would retain
jurisdiction to enforce the terms of the Settlement Agreement. Each party would also provide the
other party with a general release of all claims related to the litigation.
B.
Rezoning of the Property. The Stonebridge Property is currently governed by (i)
a Planned Residential Development (“PRD”) approved by the Village in 2006 (Ordinance No.
2006-28), as amended in 2011 (Ordinance No. 2011-07), and (ii) a 2006 Development
Agreement. The underlying zoning of the Property is E-1 Estate Residence District. Under the
Settlement Agreement, following the required public hearing, the Village will be required to revoke
the PRD Ordinance, terminate the Development Agreement, and confirm that the Property will be
rezoned to the underlying E-1 Zoning District. No other zoning relief is being considered or
granted as part of the Settlement Agreement. The Village has made no commitments with regard
to density or other zoning approvals that may be requested as part of future development
proposals for the Property.
C.
Resubdivision. The Village will also resubdivide the Property into a new five-lot
subdivision that generally divides the Property into the parts delineated by the current right-of-
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way created by the existing subdivision plat. All of the individual lots currently created for
residential structures will be eliminated as part of the Resubdivision.
D.
Demolition of Historic Structures. The Manor House and Gatehouse on the
Subject Property are designated Village Landmarks. The property owner previously applied for
demolition permits for both structures and completed the advisory review process required under
the Village historic preservation regulations. The current PRD Ordinance and the Development
Agreement both prohibit the demolition of these structures. Accordingly, with the revocation of
the PRD Ordinance and the termination of the Development Agreement, the owner of the property
will have the legal right to demolish the structures, and the owner has indicated that it will proceed
to do so as part of the implementation of the Settlement Agreement.
Nevertheless, there are some preconditions and requirements set forth in the Settlement
Agreement that must take place before demolition can occur.
1.
Manor House. The Manor House can only be demolished after a 90-day
period during which the Village will have the opportunity to identify and remove specific types of
architectural artifacts (exterior ornaments, front and interior doors, light fixtures, stain glass
windows, and the main room and library fireplaces). The Village is responsible for the cost of
removal but not for the value of the artifacts removed. The property owner can extend the time
for identification and removal of artifacts if reasonably necessary.
Further, the Village may publicize the pending demolition of the Manor House in
order to provide interested parties what would likely be a last opportunity to make an offer to the
property owner for the Property or to otherwise save the Manor House from demolition. Under
the Settlement Agreement, the property owner must notify the Village within five business days if
it receives any offers to sell the Property that contemplate preservation of the Manor House.
However, the property owner is not itself required to market the Property for preservation or to
accept such an offer.
2.
Gatehouse. The Gatehouse can only be demolished after a five-month
period during which the property owner must market the Property and the Gatehouse for
redevelopment or reuse. The marketing will be managed by a national real estate brokerage firm
agreed to by the parties. The marketing effort will identify that (i) the front 10 acres are protected
from development by the existing Conservation Easement, the Gatehouse is a legal
nonconforming structure in the E-1 Zoning District, and the remainder of the Property is in the E1 Zoning District. The marketing firm must provide the Village with the marketing materials and,
upon the Village’s request, updates on sales efforts, purchase offers, and similar information. The
property owner is not required to accept offers that it may receive during the five-month marketing
period.
The property owner has expressed its belief that marketing efforts with regard to the Manor
House and the Gatehouse will not be successful. The Village should anticipate that as a result of
Settlement Agreement, the Manor House and the Gatehouse will likely be demolished.
E.
Protection of the Front 10 Acres. Currently, the eastern most 10 acres of the
property (“Front 10 Acres”) are protected from development by a Conservation Easement that
was recorded against the property as part of the original development approvals. The property
owner desires to extinguish the Conservation Easement as part of its effort to sell or otherwise
redevelop the property. It should be noted that the specific terms of the Conservation Easement
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are tied directly to the previously approved and now failed residential development on the
Property.
The Settlement Agreement provides that the Village will not object to the termination of
the Conservation Easement. At the same time, however, the Agreement requires the property
owner to execute a new Restrictive Covenant and allow the Village to record the Covenant against
the Front 10 Acres. The Restrictive Covenant prohibits construction, installation, or maintenance
of any buildings on the Front 10 Acres. It also requires that the Front 10 Acres be maintained by
the owner of the property, at the owner’s expense, in accordance with the agreed upon
maintenance requirements that are attached to the Restrictive Covenant.
While the Village will record the Restrictive Covenant immediately after the Settlement
Agreement is approved, the Restrictive Covenant will not take effect until the Conservation
Easement is terminated, extinguished, or otherwise no longer effective, and the documents are
written so that there will be no gap between the Conservation Easement and the Restrictive
Covenant. Further, the Settlement Agreement also contains maintenance requirements for the
Front 10 Acres for the period of time after the Settlement Agreement has been approved but
before the Conservation Easement has been extinguished.
As explained further below, the Restrictive Covenant will remain in effect unless and until
(i) the Village approves a new PRD for the property or (ii) the Village denies a new PRD for the
property but that denial is overturned by a court that orders the Village to allow the proposed PRD.
In all circumstances, the Village and the owner have the authority to agree otherwise with respect
to the termination or continuation of the Restrictive Covenant.
F.
Future Development of the Property. There are several provisions in the
Settlement Agreement related to how the Village will handle future development proposals, as
summarized below.
1.
Future development of the Property may be by right under the E-1 Zoning
without variations or other zoning relief, or through a PRD in any zoning district.
2.
For development in the E-1 Zoning District without a PRD, the Restrictive
Covenant will remain.
3.
For development through a PRD, the Restrictive Covenant would terminate
as of the effective date of the new PRD Ordinance.
4.
For a new PRD proposal, the Village and the owner/developer must treat
the application and the proposed development without regard to the Restrictive Covenant. In
other words, the Village cannot refuse to consider a new PRD proposal simply because it does
not contemplate the continuation of the Restrictive Covenant that has already been recorded
against the property. Likewise, the Village may not use the absence of the Restrictive Covenant
as a basis to deny a new PRD proposal. However, the Village may still require the same or similar
protection as that afforded by the Restrictive Covenant as a condition of its approval of a new
PRD for the property.
5.
For a new PRD proposal, the Settlement Agreement sets forth specifically
the materials that the applicant will be required to provide in order for the Village to consider
preliminary approval of the PRD. This list of required submittals is more comprehensive than the
current list of required submittals in the Village Zoning Regulations.
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6.
At the property owner’s request, the Settlement Agreement contains a
provision to provide additional certainty regarding the timing of consideration of a new PRD
request. The provision requires the Village, at the applicant’s request, to ensure that the Board
or Commission considering the proposal must vote on the proposal within 30 days after the
second meeting at which the matter was considered by that Board of Commission. This time
requirement only applies if specifically requested by the applicant.
7.
With regard to how the Village’s impact fees and land dedication
requirements might apply to a future development, the Settlement Agreement simply requires that
the Village will consider in good faith how the specific impact fee / land dedication requirements
will apply to a new proposed development on the property. Further, the new lots created by the
subdivision approved as part of the Settlement Agreement will not affect the impact fees and land
dedication requirements that applicable to a new development.
8.
The specific procedural requirements for how the Village will consider a
new development proposal will terminate once a new development is approved.
G.
Additional Provisions.
additional provisions:

The Settlement Agreement contains the following

1.
The property owner will provide a replacement letter of credit in the amount
of $135,000 to secure maintenance of the Front 10 Acres, stormwater infrastructure, and
roadways and utilities on the property. This would replace the existing $2.7 million letter of credit.
2.
The property owner must pay the full demolition permit fee for the Manor
House but not for the Gatehouse and other structures on the property.
3.
The property owner must install a new fence to replace the old West
Witchwood Lane Fence within 60 days after Village approval of the proposed fence, unless
delayed by material or contractor delays.
4.
The property owner has the right to install temporary construction fences
around the perimeter of the construction / demolition sites.
5.

The property owner may complete the entry bridge, subject to Village plan

approval.
6.
The property owner must maintain and annually flush the water system on
the property until the system is dedicated and accepted by the Village in the context of a new
development on the property.
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Rick Lesser
327 W. Hawthorne Court
Lake Bluff, IL 60044
Fredric.Bryan.Lesser@Gmail.com
Letter to the Lake Bluff Plan Commission/Zoning Board PC/ZBA
December 15, 2021
Re: 136 Green Bay Road
Having actively campaigned against the Stonebridge PRD for over
15 years, I am glad that it is now gone.
The proposed subdivision into five new E-1 District lots is a good
thing for the neighborhood, at least in my view. Two or three of these
large lots will eventually, hopefully, be subdivided again into smaller E1 lots or, more likely, new PRDs. The eventual development of two or
three new different PRDs could promote a more harmonious development
of the area. Stonebridge’s size exacerbated the problem. This PRD was
huge for the area. 47 acres! The complete, agonizing 15 year long failure
has been harmful, not helpful, to the surrounding area. A large disaster is
worse than a small disaster.
There is one critical difference in the governmental approval process
between a subdivision of an E-1 District and a new PRD. The Frontage
Protest Right would be available to the neighbors only if it’s a subdivision
but would not be available to challenge a PRD. If the Frontage Protest
Right applied to all Village PRDs as it does to all subdivisions, the entire
Stonebridge disaster would have been avoided.
What is the Frontage Protest Right?
“4. Action By Board Of Trustees; Protest: Following the final vote
by the PCZBA on its recommendation, the board of trustees shall
commence consideration of the proposed amendment. To approve the
proposed amendment, with or without modifications, the board must duly

adopt an ordinance; provided, however, that in the event a duly signed
and acknowledged protest against a proposed amendment is filed
with the village clerk before the adoption of such amendment by the
owners of twenty percent (20%) or more of the frontage to be affected
by the proposed amendment, or by the owners of twenty percent
(20%) or more of the frontage immediately adjoining or across
therefrom, or by the owners of twenty percent (20%) or more of the
frontage directly opposite the frontage to be affected, the proposed
amendment shall not be passed except by a favorable vote of twothirds (2/3) of all the trustees then holding office.” Lake Bluff Village
Code 10-2-9D(4).
Let’s have the Frontage Protest Right apply to PRDs!
Nothing in the Settlement Agreement prevents the Village from
allowing the Frontage Protest Right for future PRDs. You can make
recommendations to the Village Board. This is an obvious, simple way
to try to avoid new Stonebridge disasters in the future anywhere in the
Village.
Whatever happens eventually on the property now known as 136
Green Bay Road will have to reflect the facts on the ground. Stonebridge
installed roads, bridges, ponds, water pipes in, sewers going out, and
electric conduit coming in. Whatever gets built will and should be built
on some close variation of the existing utilities.
If the Frontage Protest Right is applied to the PRD(s) that succeed
Stonebridge, perhaps the next developer will create a new plan or plans
that comply with the Lake Bluff Comprehensive Plan for 136 Green Bay
Road. Any development should be transitional between the estate homes
to the south and the 4-5 bedroom single-family homes in the East and
West Terraces.

VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, Assistant to the Village Administrator

DATE:

December 10, 2021

SUBJECT:

Agenda Item #7 – Staff Report

•

Meeting Dates: In January, Staff will publish the PCZBA’s regular meeting schedule for 2022
as shown below.
Each year, one or more of the PCZBA’s meeting dates tend to fall on Jewish major holidays,
which can pose difficulties for some participants in the PCZBA’s meetings. For 2022, we have
noted these conflicts and available alternative dates if the PCZBA would wish to adjust its
meeting schedule before it is published.

Month

Deadline to Apply

Final Publication Date

Date of Hearing (7 p.m.)

Notes

Jan 2022

Wed, Dec 22, 2021

Tue, Jan 04, 2022

Wed, Jan 19, 2022

Deadline is
Christmas
Observance

Feb 2022

Fri, Jan 21, 2022

Tue, Feb 01, 2022

Wed, Feb 16, 2022

Mar 2022

Fri, Feb 18, 2022

Tue, Mar 01, 2022

Wed, Mar 16, 2022

Purim

Apr 2022

Fri, Mar 25, 2022

Tue, Apr 05, 2022

Wed, Apr 20, 2022

Passover

May 2022

Fri, Apr 22, 2022

Tue, May 03, 2022

Wed, May 18, 2022

Jun 2022

Fri, May 20, 2022

Tue, May 31, 2022

Wed, Jun 15, 2022

Jul 2022

Fri, Jun 24, 2022

Tue, Jul 05, 2022

Wed, Jul 20, 2022

Aug 2022

Fri, Jul 22, 2022

Tue, Aug 02, 2022

Wed, Aug 17, 2022

Sep 2022

Fri, Aug 26, 2022

Tue, Sep 06, 2022

Wed, Sep 21, 2022

Oct 2022

Fri, Sep 23, 2022

Tue, Oct 04, 2022

Wed, Oct 19, 2022

Nov 2022

Fri, Oct 21, 2022

Tue, Nov 01, 2022

Wed, Nov 16, 2022

Dec 2022

Tue, Nov 22, 2022

Tue, Dec 06, 2022

Wed, Dec 21, 2022

Page 1 of 1

Deadline is
Thanksgiving;
Chanukah

