VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
SPECIAL MEETING
Thursday, April 28, 2022 - 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 851 1676 1132. 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 March 10, 2022 PCZBA Regular Meeting Minutes
4. Public Hearing – Residential Variation – 112 East North Avenue

In order to renovate an existing non-conforming accessory structure (garage) on the property (“Work”), Ronald Gauvin, Trustee
seeks variations from the following sections of the Zoning Regulations: 10-5-4(C): Accessory structure height; 10-5-5: Daylight
plane height; 10-5-6: Floor area ratio; 10-5-7: Impervious surface coverage; and, 10-5-9: Accessory structure setbacks (yards). The
hearing may also result in any other zoning relief as required to fully grant the petition and perform the Work.
(PCZBA May Recommend to Village Board)

5. Public Hearing – Center Avenue Partners Walkway Expansion

The public hearing will consider (i) Amendments to the site plan and restaurant special use previously authorized by Ordinance
2020-13, as amended (“Prior Ordinance”). Center Avenue Partners (“Petitioner”) intends to modify the Property’s parking lot to
expand a pedestrian walkway (commonly known as the “Scranton Alley”) and may modify the site plan of the restaurant operating
in the pedestrian walkway (“Prairie Espresso”) to relocate and/or expand the area and seating capacity of its outdoor dining area
within the Scranton Alley; (ii) Variations from Section 10-6A-8 of the Zoning Regulations (“Parking”), which may include, but are
not limited to, variations that allow: the construction and use of tandem parking spaces; a parking lot without a turnaround area; a
parking lot that provides fewer than the minimum number of spaces required; and any affirmation of the Property’s existing parking
variations made necessary by the foregoing relief; (iii) Any further clarification, amendment, and restatement of the Prior Ordinance
made necessary or desirable by the foregoing changes; and, (iv) Any other zoning relief as required to fully grant the petition,
construct the proposed business, and operate the walkway restaurant in the manner proposed.
(PCZBA May Recommend to Village Board)

6. Public Hearing – Residential Variation – 500 East North Avenue

Mike and Trish Reidy (jointly, “Petitioner”) seek to modify and construct an addition (“Improvements”) to their single-family
residence located on Lot 13 (500 East North Avenue, PIN 12-21-206-006) which, in part, crosses the lot line and encroaches upon
Lot 12 (502 East North Avenue, PIN 12-21-206-007). In order to construct the Improvements, the Petitioner seeks: (i) a variation
from the daylight plane height limitation of Section 10-5-5 of the Zoning Regulations; (ii) a variation from the minimum side yard
limitations of Section 10-5G-1 of the Zoning Regulations; and (iii) any other zoning relief as required to fully grant the petition and
construct the Improvements. (PCZBA May Recommend to Village Board)

7. Staff Report
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
Memorandum

TO:

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

FROM:

Glen Cole, AICP

DATE:

April 28, 2022

SUBJECT:

Supplemental Materials for April 28, 2022

Assistant to the Village Administrator

The purpose of this memorandum is to transmit a supplement to the agenda packet for the PCZBA’s
Thursday, April 28, 2022 meeting. Paper copies of these items will be available at the dais. Additionally,
any additional correspondence received prior to the meeting will be presented at the dais.
•

Item #4 – 112 E. North Avenue:
o After further review, the garage that is the subject of the application is eligible for an
exemption to the daylight plane rule under the Zoning Regulations. Additionally, a
mathematical error was present. A variation to the daylight plane rule is still required.
Amended copies of the memorandum and ordinance are attached with changes shown
in redline.
o Additional written comment is attached.

•

Item #6 – 500 E. North Ave.
o A presentation that will be made by the applicant is attached including new information
requested by the commissioners. See slides #2-3 (photos along the side lot line) and #9
(section view of the second floor).
o Additional written comment is attached, including from the owner of the lot upon which
the subject building partially encroaches.
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VILLAGE OF LAKE BLUFF
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS
REGULAR MEETING
March 10, 2022
DRAFT MINUTES
1. Call to Order & Roll Call
Chair Peters called to order the virtual meeting of the Joint Plan Commission and Zoning Board of Appeals
(PCZBA) of the Village of Lake Bluff on Wednesday, March 10, 2022, at 7:00 p.m.
The following members were present:
Members:

Jill Danly
Elliott Miller
George Russell
Anne Sorensen
Aaron Towle
Gary Peters, Chair

Absent:

Deborah Fischer

Also Present: Ben 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 February 16, 2022 PCZBA Regular Meeting Minutes
Member Sorensen moved to adopt the February 16, 2022 PCZBA Regular Meeting Minutes as submitted.
Member Towle seconded the motion. The motion passed on a unanimous voice vote.
4. Public Hearing – Variation – 562 Sunrise Avenue
Following a request from Chair Peters, AVA Cole summarized the item. The Village received a zoning
variation application from the Donald Shoemaker and Kim Parkerson (Applicant) for zoning relief
necessary to renovate the interior and exterior of the property and add a covered screened-in porch to the
rear of the single-family resident. The house was built in 1950 and the structure is existing nonconforming, and the proposed work shown in the plans would further increase the degree of nonconformity. He noted that the Applicant asserts that some existing and proposed areas included in FAR
would otherwise be excluded based on a pre-1950 construction date and voluntarily showed an additional
set of calculations to illustrate how the rules would apply if the structure was built before 1950.

Joint Plan Commission & Zoning Board of Appeals
Regular Meeting Minutes – March 10, 2022

Chair Peters administered the oath to the Applicants and opened the public hearing.
Donald Shoemaker introduced himself and his wife (Kim Parkerson) then provided personal and
background information regarding the home. He said he thinks Lake Bluff is a wonderful town to live in
and the house is located in a prominent spot. The existing home needs some exterior and interiors repairs
and he shared information regarding their architectural firm. Mr. Shoemaker said he understands the relief
exceeds the FAR limit but emphasized that: the proposed renovation would occur in the rear; the plans
have been shared with the neighbors who support the updates; and the improvements will be aesthetically
pleasing for Lake Bluff and the neighborhood.
Monica Muialowski and Fred Wilson, architects for the Applicant, introduced themselves. They stated
that the existing home is non-conforming and the proposed renovations would increase the nonconformity.
She said that, in their design, it was important to preserve the visible midcentury modern aesthetic home
and that a screened-in porch would work better for the family. Following a request from Chair Peters, Mr.
Muialowski read aloud the Applicant’s responses to the variation standards. Mr. Wilson expressed his
opinion that the lack of attic and storage space is also a hardship and said the plan is to construct an nonhabitable storage area beneath the screen-in porch.
Chair Peters opened the floor to questions from the commissioners.
In response to questions from Member Towle, Mr. Wilson said the request also includes a walkout
basement which does not currently exist and that the space beneath the screen-in porch would not be
habitable but would be air conditioned to allow for furniture. AVA Cole explained how the Zoning
Regulations provide an FAR bonus and stated that the Code anticipates an open porch with railings,
columns and architectural lattice elements at the top. Member Towle said it seem the zoning code is too
restrictive as to the design of an open porch in that sense. A discussion followed.
In response to a question from Member Miller, Mr. Shoemaker said stormwater does accumulate in the
basement. Member Miller said the walkout basement appears to be on an incline and questioned if that
could make the flooding worse and if the plan is to install a swimming pool in the rear. AVA Cole said
the Applicant would likely be able to construct a pool within the impervious surface limits and that the
pool is not part of the current application. Mr. Wilson commented on the plans for the proposed transom
windows on the rear elevation.
Member Danly said she feels the Applicants have a legitimate hardship. She emphasized that the PCZBA
should help people better our community and who desire to remain in this generational home. She
commented on why she thinks there should be screening from the adjacent neighbor (700 Center Avenue)
and inquired of the approval regarding the existing playlot.
Member Sorensen said she thinks the home will benefit from some improvements and thanked the
Applicant for addressing her concerns regarding impervious surfaces.
In response to a question from Member Russell, AVA Cole said there have been no questions received
from any neighbors. Member Russell commented that the home is much lower in height and scale than
what would normally be allowed on lots of this size. As a result, it does not appear to be as bulky as the
number would indicate. He continued to say that, in terms of the calculations, the existing home falls on
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the wrong side of the regulations on a number of technical issues including the transom windows because
the porch would not be counted towards FAR otherwise. Member Russell said he does not have any overall
concerns with the request and he advised the Applicant that a sump pump would be need to pump storm
water from the window wells.
In response to questions from Chair Peters, Mr. Wilson said the home is approximately 20 feet at the
highest point. He said the plans for the rear exterior changes includes painting the street façade, replacing
the siding, and installing new transom windows so the transition will be very subtle.
Chair Peters opened the floor for public comment, AVA Cole reading a comment from Margarette Minor
which stated “This is Margarette Minor, 552 Sunrise Avenue, the immediate neighbor to the south. The
plan and attention to detail is terrific. The exception being requested does not negatively impact the
neighbors and greatly improves the function from the Shoemakers. I hope you will be in support of this
petition.”
As there were no further questions, Chair Peters closed the public hearing.
Member Towle moved to recommend to the Village Board approved the requested variation as submitted.
Member Sorensen seconded the motion. The motion passed on the following roll call vote:
Ayes:
Nayes:
Absent:

(6)
(0)
(1)

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

5. Public Hearing – Special Use Permit – 921 Sherwood Drive (The Farm)
Following a request from Chair Peters, AVA Cole summarized the item. The Village received a zoning
relief application from CMP Management LLC to allow a membership sports and recreation club (The
Farm) to operate in the multi-tenant building at 921 Sherwood Drive in the L-1 Light Industry District
then he commented on how the area has evolved pursuant to the Waukegan Road Corridor Study. The
subject tenant space was most recently used as a warehousing for a disaster recovery firm, and the
remainder of the building was and remains leased to an office user who has control over the front parking
lot during typical office house. AVA Cole said the application proposes the establishment of “The Farm,”
a 26,000 square foot indoor turf facility for youth and adult exercise and athletic practices, lessons, and
sports. The Applicant has also provided two different parking concept plans that are under evaluation for
the design of the rear lot. There is limited lighting present on the property given the property’s current
users. The PCZBA should be mindful as this property is one of a few in the business park that is proximate
to residential areas (to the south, in Lake Forest). Given these circumstances, if the PCZBA would
recommend the Village Board approve the special use permits, Staff recommends imposing the following
conditions of approval in addition to certain standard conditions improve by the Village:
1. Walking Path: If the front parking area is used as additional shared parking for The Farm, the
Applicant must provide a separate entrance or separate walking path for pedestrians to reach the
primary entrance in the rea. Pedestrians must not be directed to use the vehicle driveway as a
walking path.
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2. Architectural Board of Review: Prior to commencement of the use, the Applicant should be
required to receive the approval of the ABR for the following items through its typical site plan
approval process:
a) Additional lighting in any areas used for shared or dedicated parking as well as
pedestrian circulation. The lighting plan should be consistent with “dark sky”
principles and limit light trespass across the southerly lot line of the property.
b) A final parking and circulation plan.
c) An enclosure for all trash and recycling receptacles serving the property.
Chair Peters administered the oath to those in the audience and opened the public hearing.
John Sieman of CMP Management introduced Jim Charisse and Ralph Huszagh. He said that he is
presenting The Farm as an indoor training facility geared towards youth activities, but not limited to youth,
primarily on a drop-off and pickup basis. He described two options for drop-off traffic, including: “Option
A,” where drop-offs occur on the north side of the building and pedestrians use a walkway; and “Option
B,” where traffic enters using a driveway on the east side of the building and continue all the way to the
rear entrance of the building before pedestrians leave their vehicles. In regards to the lighting concerns,
he suggests mounting parking lot lights on the building projected across the parking lot. He said if
necessary there are areas for trash enclosures.
Mr. Charisse said we like the parking on the back side of the building and think it could be done properly,
with the PCZBA guidance. He said he is an investor that is hopefully that he and his family will take fully
advantage of this facility. He said he thinks the facility will be a great amenity to the area, baseball leagues
and high school, and he is excited about this opportunity and location.
Following a request from Member Russell, Mr. Sieman reviewed the proposed floor and use site plan and
said the primary emphasis is on youth training. There are no plans for a weight area but the current loading
dock area could be made into a usable area equipped with free weights. Mr. Sieman said scheduling will
be app based and the majority of the clients will be youth that will be dropped off, so he anticipates 50
members at a time would be acceptable in this space. He said the current square footage could handle 500
members (not at one time) and he is looking to cap the maximum at 900 members (400 individual and 500
team members). Mr. Sieman reviewed traffic and parking under the “Option B” plan.
Following a comment from Member Russell regarding the undeveloped plan, AVA Cole said the access
and parking plans are important but that the potential issues are small in view of the standards for special
use overall. In an ideal world, if the use is a non-starter due to the nature of the site, you do not want to
have an applicant incurring architectural design, engineering fees, etc. before being declined. Trying to
balance this with being business friendly is why the Staff recommendation suggests that the ABR review
the final access plans that has to provide a minimum level of parking and appropriate circulation.
Member Russell said the sketch shows the access along the east side runs through a little patio and he
asked if that would serve the front office. He commented on another door into the facility and asked if it
could possibly be the access point and create a very short walk. Mr. Sieman said the east access serves the
building in the back. The other location could be an access point but it would change the layout of the
large area where they are trying to maximize the turfed space. To him it would not be the safest access.
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Member Russell said there is a walkway on the west side of the facility up against the building that would
preclude a sidewalk going down the west side of the building so we have to rely on Staff to approve a plan
prior to issues of a building permit. He said the lot surface is atrocious and asked if the landlord is going
to resurface the access driveway and rear lot, because he believes it should not be used by anyone in its
current condition. Mr. Huszagh, representing the owners, said the parking lot condition reflects the
previous tenant operations which included use of heavy equipment/trucks and that the owner is aware that
the area needs resurfacing. The Applicant would invest more in architectural drawings but the owner is
reluctant to sign a lease pending the outcome of the review process. Mr. Huszagh said the owner stated he
is willing to have a portion of the front office area go with the rear space so potentially people could come
right from the front of the building and use the parking lot in the front. He shared information regarding
his discussions with the owners and said they is flexible to altering the building to the extent that would
make it work for everyone if the project is approved.
Member Danly said one of the PCZBA’s duties is to encourage thoughtful development or appropriate
commercial development in the L-1 Light Industry District. She said she understand the plan are a little
preliminary and the situation that the Applicant is in but she thinks as a whole we want to make something
work as long as it is something thoughtful moving forward. Member Danly said it is really great that we
are trying to get something in the industrial portion of our town that is encouraging people to keep active
and put down the computer, and do the things that we want as parents and the community to be active, so
the concept is great, we just want to help the project move forward by properly putting all the pieces
together. In response to questions from Member Danly, Mr. Sieman said there will be 5 full time staff
member and approximately 10 part time older children to assist with directing the younger kids. He
commented on his experience while visiting similar facilities in surrounding communities and said he
plans to make a very welcoming environment.
Member Miller said it would be a good idea to have the preliminary assessment rather than a public
hearing. He would be in favor of pursuing the proposal, but he believes the plans are too preliminary to
send to the Village Board for consideration at this time.
Member Russell asked if the project will go to the ABR prior to the Village Board to review the proposed
mounted lights on the building. There could be concern regarding the lights projecting towards the
southern neighborhood and he thinks the ABR should consider certain aspects of the plan. AVA Cole
described the alternatives moving forward such as: continuing the current public hearing; requiring the
Applicant to go the ABR before this is considered by the Village Board; or other choices. He said there is
a timing issue as the landlord does not want to keep that property tied up and not profitable for an extended
amount of time.
Member Towle said that the PCZBA’s job is to decide whether this is an appropriate use for the space. He
said that he is comfortable with moving forward with recommending approval of the SUP, knowing there
will be other steps regarding the lighting, driveway and parking that the Applicant must complete.
In response to questions from Chair Peters, AVA Cole said it is approximately 350 feet from the
neighboring residential area, there is quite bit of screening, and historically there have been no issue with
development since concerns raised about the Pasquesi development. Mr. Sieman said he was proposing
lighting mounted on the building because he has seen it on other buildings in that area and with the
technology of LED lighting can be adjusted. The intent is not to cut cost as safety is his top priority and
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he will install lights if needed. He said there is a total of 9 retractable batting cages which can be taken
out of use and there would not be much audio emanating outside of the structure.
Member Sorensen said she thinks this is a good idea for that area and hopefully a good use of space. She
expressed her concerns regarding safety, parking, traffic flow, pedestrians and lighting. Mr. Sieman said
there is a drop off area in the back that could be utilized if the PCZBA deemed it acceptable.
In response to a discussion about the plans being underdeveloped, AVA Cole discussed the Staff review
of the application and said that Staff’s conclusion was that the Applicant could get to a workable plan of
some type and that said Staff did not want to give a negative recommendation.
Chair Peters asked how critical is the timetable and when can the repaving be done. Mr. Huszagh said the
landlord could make some of the improvements. Mr. Sieman said he would enter into a lease as soon as
possible to do the necessary interior improvements but the opening date would be maybe August. Chair
Peters said he thinks conceptually everyone is probably in agreement as to the disposition of the special
use permit. He thinks we have identified the critical issues parking, traffic, lighting, sound impact that are
of concern and that will be addressed by other entities.
Member Russell clarified that he is in favor of this use and he is concerned for the Applicant because there
are a lot of things that needs to be done to the outside of this building. He suggested that the ABR review
process should be pursued sooner rather than later so the Applicant is aware of their recommendations
regarding the project. Mr. Sieman said moving forward knowing this would be an acceptable use they
could further look at establishing an entrance on the north side of the building which would eliminate any
exterior walkways and make it safer for guests.
In response to a question from Chair Peters, Mr. Sieman said he does not see an impact to the veterinary
clinics. A discussion followed.
Member Russell moved to recommend to the Village Board grant the requested relief in the form of the
draft ordinance subject to the conditions recommended by Staff, as well as that the Applicant resurface
the parking lot and remove debris in the parking lot. Member Sorensen seconded the motion. The motion
passed on the following roll call vote:
Ayes:
Nayes:
Absent:

(6)
(0)
(1)

Russell, Towle, Miller, Sorensen, Danley and Chair Peters
Fischer

6. Staff Report – Historic Preservation Incentives
AVA Cole provided an update on various matters that were reviewed by the PCZBA or that are scheduled
for upcoming review.
AVA Cole said the Historic Preservation Commission made a series of recommendations to the Village
Board regarding planning, regulations, and incentives for historic preservation in the Village. The Village
Board reviewed a series of proposals by the HPC and referred two zoning items to the PCZBA for review:
(i) codify zoning flexibility and (ii) allow up to a 20% floor area ratio bonus subject to PCZBA review.
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This is being presented to receive input regarding the proposed recommendations and to plan a course of
action for evaluating them.
Member Towle said he thinks the Village is evolving a “carrot and stick” philosophy of providing
incentives as opposed to restrictions which will be more effective in historic preservation. The HPC has
worked tirelessly on this matter and we are finally at a point where we actually have something to offer
our residents, so full steam ahead.
In response to a comment from Member Russell, AVA Cole reviewed how different Village boards would
review the different components of the recommendation.
Following a clarification comment from Member Towle, Member Sorensen said she thinks the 20% floor
area allowance is reasonable considering that we need to have flexibility and we should codify flexibility
for zoning some beautiful older homes that we would like to keep standing rather than starting over. She
thinks that is a very positive development.
Member Russell asked for clarification regarding the phrase “Subject to PCZBA Review.” AVA Cole said
it would be up to the PCZBA as to their recommendation about the PCZBA’s involvement in properties
receiving a floor area bonus.
In response to a question from Member Towle, AVA Cole said historically significant buildings will
remain under the HPC purview and the 20% floor area bonus would only apply to landmarked homes. He
said the HPC has identified a shortlist of homes and its goal is to accelerate the landmark process.
Member Russell asked what is the process for homeowners desiring to put an addition on a landmarked
home. AVA Cole reviewed the HPC’s review process. Member Russell said that someone could landmark
their home and in theory completely change the outside of the home after receiving the incentives. AVA
Cole said that is how the ordinance works in the extreme case and said that the regulations would allow
very substantial changes and still have a relatively short timeframe to do that. He described proposals
considered by the HPC that would add extra control for circumstances like these.
Member Russell said he hope there are some checks and balances being considered regarding financial
incentives and substantially change to the exterior of the home. He said he is totally in favor of trying to
create some incentives to preserve the older homes in the community but at the same, you cannot create
so many incentives that will encourage people to landmark their homes solely for the purpose of saving
substantial amounts of money, and then a year or two later come back and totally change the appearance
of the home. Hopefully, the safeguards can be built into the system.
In response to a question from Member Danly, AVA Cole said the financial incentives are
recommendations to bring in new landmarks and there is a balancing question of how much to “reward”
existing landmark homes. Member Danly said she is all for the “carrot and stick” and appreciates what
the HPC is doing but she is not in favor of given of all these financial incentives as the Village should be
try to be financially strong during the times.
Chair Peters thanked the HPC for their work and drafting the intriguing document. He said there was some
discussion regarding a 500 square foot cap on FAR. He supports a cap to avoid some sort of unanticipated

7

Joint Plan Commission & Zoning Board of Appeals
Regular Meeting Minutes – March 10, 2022

consequence, but perhaps this number is too low. Chair Peters said he thinks that codifying zoning
flexibility is relatively straightforward and is just a matter of what recommendation the PCZBA would
make to the Village Board. AVA Cole reviewed the calculations associated with the proposed 500 square
foot cap and noted that the manner is which the FAR is calculated is meant to favor smaller lots.
AVA Cole summarized the input as a consensus regarding codifying the zoning flexibility component,
and that the PCZBA would support the Floor Area mechanism if it was structured properly. He described
how these items would return to the PCZBA at a future date.
7. Commissioner’s Report
There was no commissioner’s report.
8. Adjournment
As there was no further business to come before the PCZBA, Member Miller moved to adjourn the meeting. Member Danly seconded the motion. The meeting adjourned at 8:32 p.m.
Respectfully submitted,

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

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

FROM:

Glen Cole, AICP

DATE:

April 22, 2022 [Updated April 28, 2022]

SUBJECT:

Agenda Item #4

Assistant to the Village Administrator

112 East North Avenue

Applicant Information:
(‘‘Applicant’’)

Ronald Gauvin, Trustee

Purpose:

To renovate an existing non-conforming garage to resolve
structural issues and finish the second floor.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5-4
Section 10-5-5
Section 10-5-6
Section 10-5-9
Section 10-5G-2

April 12, 2022
April 13, 2022

(Variations)
(Accessory Structure Height)
(Daylight Plane Height)
(Floor Area Ratio)
(Accessory Structure Setbacks)
(R-4 Side and Rear Yards)

Summary and Background Information
On February 28, 2022, the Village of Lake Bluff received a zoning variation application from Ronald
Gauvin, Trustee (“Applicant”) for zoning relief necessary to renovate an existing non-conforming garage
located at the rear of the applicant’s property at 112 East North Avenue. The Applicant asserts that the
existing structure is over 100 years old and is structurally unsound due to wall and foundation issues.
The renovations, as described, would resolve these issues and finish the existing second floor of the
structure for use as an exercise room. The renovations would, by operation of the Village’s building code,
require fire suppression sprinklers; the Applicant has also proposed to construct a bathroom on the second
floor. Staff believes it is unlikely that this space could be used as an accessory dwelling unit without
substantial additional work owing to the lack of a kitchen or closets. (The Village’s code would allow this
unit, if improved appropriately, to be used as an accessory dwelling unit upon obtaining a special use
permit.)
(Continued on next page.)
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While not designated as a Village historic landmark (i.e. is not subject to any historic review before its
appearance changes), this structure is believed to have been built in 1890 concurrent with the primary
residence according to the Applicant’s assertions and the records of the Lake County Chief Assessor. It is
associated with the John and Mary Cole family in the 1890s, and the primary residence (but not
specifically the garage) was noted in the Village’s 1998 Historic Architecture Survey. The earliest located
photos, which are in the archives of the Lake Bluff History Museum and are dated 1973, show the structure
existing and similar in appearance as to today.
Zoning Analysis
Owing to its age, the structure is non-conforming with the Village’s current Zoning Regulations in
numerous ways. Section 10-8-2 of the Zoning Regulations requires that, when a structure is to be restored
or rebuilt to the extent of more than 50% of the cost of replacement new, the structure would otherwise
be required to come into conformity with the Zoning Regulations. Accordingly, while the proposed work
would not increase the degree of non-conformity illustrated by the following tables, it will require
variations from each as shown in the attached draft Ordinance.
10-5-4

ACCESSORY STRUCTURE HEIGHT
Maximum Allowed

Provided

Non-Conformity

Existing

17.0 ft.

26.33 ft.

9.33 ft. (55%)

Proposed

17.0 ft.

26.33 ft.

9.33 ft. (55%)

The Village’s daylight plane rule creates a progressive height limit that starts at 12 feet at the lot line and
increases at a 45 degree angle towards the interior of the lot – or an additional one foot up for each one
foot in, up to the overall height limit for the lot. The daylight plane is subject to certain exceptions
including for roof undereaves and certain sized dormers. Much of the structure is a gable end (e.g. the end
of a gable end roof) that qualifies for such an exception. The variation is calculated at the point of greatest
difference between the actual and permitted height.
10-5-5

DAYLIGHT PLANE HEIGHT (Updated 4-28-2022)
Maximum Allowed

Provided

Non-Conformity

Existing

14.0 ft.

16.75 ft.

2.75 ft. (20%)

Proposed

14.0 ft.

16.75 ft.

2.75 ft. (20%)

Maximum Allowed

Provided

Non-Conformity

Existing

3,230 sq. ft.

3,938 sq. ft.

708 sq. ft. (22%)

Proposed

3,230 sq. ft.

3,938 sq. ft.

708 sq. ft. (22%)

10-5-6

FLOOR AREA RATIO
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For the following two variations, Section 10-5-9(G) of the Zoning Regulations states that “accessory
structures or buildings erected or altered on any lot in any zoning district that exceed one thousand (1,000)
square feet in total floor area shall be subject to the principal structure setback requirements for such
zoning district.” Accordingly, the principal structure setbacks are calculated based on Section 10-5G-2.
10-5-9

ACCESSORY STRUCTURE SETBACK (SIDE / EAST)
Minimum Required

Provided

Non-Conformity

Existing

6.5 ft.

2.0 ft.

4.5 ft. (69%)

Proposed

6.5 ft.

2.0 ft.

4.5 ft. (69%)

10-5-9

ACCESSORY STRUCTURE SETBACK (REAR / NORTH)
Minimum Required

Provided

Non-Conformity

Existing

18.6 ft.

2.9 ft.

15.7 ft. (84%)

Proposed

18.6 ft.

2.9 ft.

15.7 ft. (84%)

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

VARIATIONS

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

VARIATIONS

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

Action on Request
The Applicant has provided statements addressing the relevant standards for relief in the attached
application. The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the
established standards.
The PCZBA is a recommending body in this matter. After commencing the public hearing on the requested
variation, the PCZBA should take one of the following actions:
Action

Example Motion

Continuation
(need more information)

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

Approval

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

Approval with Conditions

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

Denial

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

Attachments
• Draft approval Ordinance.
• A copy of the Applicant’s application with supporting documentation.
• Public comment received.
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ORDINANCE NO. 2022-__

AN ORDINANCE GRANTING VARIATIONS
FOR THE RENOVATION OF A GARAGE
(112 East North Avenue)

Passed by the Board of Trustees, _______, 2022
Printed and Published, _______, 2022

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

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

Village Clerk
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ORDINANCE NO. 2022-__
AN ORDINANCE GRANTING VARIATIONS
FOR THE RENOVATION OF A GARAGE
(112 East North Avenue)
WHEREAS, Ronald Gauvin, Trustee (“Applicant”) is the owner of 112 East
North Avenue within the Village's R-4 Residence District, which property is legally described in
Exhibit A to this Ordinance (“Subject Property”); and,
WHEREAS, Applicant has requested variations from Sections 10-5-4(C)
(accessory structure height), 10-5-5 (daylight plane height), 10-5-6 (floor area ratio), and 10-5-9
(accessory structure setbacks) of the Zoning Regulations (collectively, the “Variations”) in
order to facilitate the renovation of an existing non-conforming garage to resolve structural
issues and finish the second floor (“Improvements”); and,
WHEREAS, the Village Board of Trustees, upon receipt of a positive or negative
recommendation from the Village Joint Plan Commission and Zoning Board of Appeals
(“PCZBA”), has final authority to grant or deny the Variations pursuant to Section 10-2-4(A) of
the Zoning Regulations; and,
WHEREAS, a public notice describing the Variations was duly advertised on or
before April 13, 2022 in the Lake County News-Sun, and the PCZBA held a public hearing on
April 28, 2022 for the purpose of considering the Variations, and upon the close of said hearing
the PCZBA recommended that the Village Board grant the Variations; and
WHEREAS, at the close of the public hearing on March 10, 2022, the PCZBA
recommended that the Village Board grant the Variations; and,
WHEREAS, the Village Board of Trustees has determined that it would be in the
best interest of the Village to grant the Variations in accordance with, and subject to, the
conditions, restrictions, and provisions of this Ordinance.
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The foregoing recitals are incorporated into, and made a part of, this Ordinance
as the findings of the President and Board of Trustees of the Village.
Section 2.

Public Hearing.

A public hearing to consider the Applicant’s request for the Variations was duly
advertised on or before April 13, in The News-Sun, and was held by the PCZBA on April 28,
2022. On April 28, 2022, the PCZBA recommended approval of the Variations.
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Section 3.

Variation Approval.

Pursuant to the standards and procedures set forth in Section 10-2-4 of the
Zoning Regulations and subject to and contingent upon the conditions, restrictions, and
provisions set forth in Section 4 of this Ordinance, the Applicant is hereby granted the following
Variations to permit the construction of the Improvements on the Subject Property:
A.

A 9.3 foot (55%) variation from the maximum accessory structure height
limitation of Section 10-5-4 of the Zoning Regulations;

B.

A 2.75 foot (20%) variation from the maximum daylight plane height
limitation of Section 10-5-5 of the Zoning Regulations;

C.

A 708 square foot (22%) variation from the maximum floor area ratio
limitation of Section 10-5-6 of the Zoning Regulations;

D.

A 4.5 foot (69%) variation from the accessory structure side yard setback
limitation of Sections 10-5-9 and 10-5G-2 of the Zoning Regulations; and

E.

A 15.7 foot (84%) variation from the accessory structure rear yard
setback limitation of Sections 10-5-9 and 10-5G-2 of the Zoning
Regulations.

Section 4.

Conditions.

The Variations granted in Section 3 of this Ordinance is expressly subject to and
contingent on each of the following conditions, restrictions, and provisions:
A.
No Authorization of Work. The approvals granted pursuant to this
Ordinance do not authorize the development, construction, reconstruction, alteration,
demolition, or moving of any buildings or structures on the Property, but merely
authorize the preparation, filing, and processing of applications for any permits or
approvals that may be required by the codes and ordinances of the Village, including
without limitation demolition and building permits.
B.
Compliance with Application. The Subject Property must be
developed, used, and maintained in substantial accordance with the zoning application
and related documents submitted by the Applicant and attached to this Ordinance as
Exhibit B.
C.
Compliance with Plans. The Subject Property must be developed,
used, and maintained in substantial compliance with the plans submitted by the
Applicant to the Village dated February 24, 2022, which consist of 5 total sheets
prepared by Aspect Design; all of which are attached as Group Exhibit C, (collectively
"Plans”); and
D.
Compliance with Applicable Law.
In addition to the other
specific requirements of this Ordinance, the Subject Property, the Improvements, and all
of the Applicant’s operations and activities conducted on and in the Subject Property,
must comply at all times with all applicable federal, state, and Village statutes,
ordinances, resolutions, rules, codes, and regulations.
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Section 5.

Failure To Comply With Conditions.

Upon failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Ordinance, the approval granted in Section 3 of this Ordinance
will, at the sole discretion of the Board of Trustees, by ordinance duly adopted, be revoked and
become null and void.
Section 6.

Binding Effect.

The privileges, obligations, and provisions of each and every section and
provisions of this Ordinance are for an inure to the benefit of and run with and bind the Subject
Property, unless otherwise explicitly set forth in this Ordinance.
Section 7.
A.
following events:

Effective Date.

This Ordinance will be effective only upon the occurrence of all of the
i.

Passage by the Board of Trustees of the Village of Lake
Bluff in the manner required by law; and

ii.

Publication in pamphlet form in the manner required by
law; and

iii.

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 Ordinance. The
unconditional agreement and consent must be executed
by the Applicant. The unconditional agreement and
consent must be substantially in the form attached hereto
and incorporated herein as Exhibit C.

B.
In the event that the Applicant does not file with the Village Clerk the
unconditional agreement and consent required by Paragraph 7.A(iii) of this Ordinance within 60
days after the date of final passage of this Ordinance, the Board of Trustees of Trustees will
have the right, in their sole discretion, to declare this Ordinance null and void and of no force or
effect.
[Signature page follows.]
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PASSED this __th day of May, 2022, by vote of the Board of Trustees of the Village of Lake
Bluff, as follows:
AYES:

(0)

NAYS:

(0)

ABSTAIN:

(0)

ABSENT:

(0)

APPROVED this __th day of May, 2022.

ATTEST:

Village President

Village Clerk
FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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Exhibit A
Legal Description of the Subject Property
LOT 15 IN BLOCK 42 IN NORTH ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN
NORTH HALF OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 6, 1886
AS DOCUMENT 33760 IN BOOK A OF PLATS, PAGE 57, IN LAKE COUNTY, ILLINOIS.
Commonly known as 112 East North Avenue, Lake Bluff, Illinois
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Exhibit B
Application
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Exhibit C
Plans
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EXHIBIT D
Applicant’s Unconditional Agreement and Consent
TO:

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

WHEREAS, Ronald Gauvin, Trustee (“Applicant”) is the owner of 112 East
North Avenue within the Village's R-4 Residence District, which property is legally described in
Exhibit A (“Subject Property”); and,
WHEREAS, Applicant requested variations from Sections 10-5-4(C) (accessory
structure height), 10-5-5 (daylight plane height), 10-5-6 (floor area ratio), 10-5-7 and 10-5-9
(accessory structure setbacks) of the Zoning Regulations (collectively, the “Variations”) in
order to facilitate the renovation of an existing non-conforming garage to resolve structural
issues and finish the second floor (“Improvements”); and,
WHEREAS, Ordinance No. 2022-__, adopted by the President and Board of Trustees of
the Village of Lake Bluff on ___________, 2022 (“Ordinance”), grants the Variations for the
Subject Property, subject to certain modifications, conditions, restrictions, and provisions; and
WHEREAS, Subsection 7.B of the Ordinance provides, among other things, that the
Ordinance will be of no force or effect unless and until the Applicant files with the Village Clerk,
within 60 days following the passage of the Ordinance, its unconditional agreement and consent
to accept and abide by each of the terms, conditions and limitations set forth in said Ordinance.
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 Ordinance.
2. The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Ordinance, has considered the possibility of
the revocation provided for in the Ordinance, and agrees not to challenge any 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 Variations granted in the Ordinance, and that the Village’s insurance 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
Ordinance.
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Dated: ____________, 2022.

ATTEST:

Ronald Gauvin, Trustee
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Exhibit A to Unconditional Agreement and Consent
Legal Description of the Subject Property
LOT 15 IN BLOCK 42 IN NORTH ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN
NORTH HALF OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 6, 1886
AS DOCUMENT 33760 IN BOOK A OF PLATS, PAGE 57, IN LAKE COUNTY, ILLINOIS.
Commonly known as 112 East North Avenue, Lake Bluff, Illinois
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Glen Cole
From:
Sent:
To:
Subject:
Attachments:

Jim Young <jyoung133@comcast.net>
Monday, April 25, 2022 8:19 AM
Glen Cole
Re: 112 E North Variation Plans
AD21155-GAUVIN-02 24 22-REVIEW.PDF

Hello Glen,
Thank you for your time on the phone in regards to 112 East North.
As I stated , the only concerns I would have is if there is any grade change or anymore of the property used for
expanding the footprint of the current garage, home and if any additional hardscape is added.
The home at 112 North is basically the start of the way the water naturally runs to the East to Evanston and
along the backyard property lines behind our homes at 127 and 133 East Washington.
The limited storm sewers in the area also creates problems with water and makes the area extremely sensitive to
any grade and any impervious pavement change.
The Village does a terrific job with working with everyone with their home projects so it doesn’t create any
other problems for other neighbors.
Many thanks to you and everyone at the Village for all you do.
Thank you.
Jim Young
847-452-5256

1

VILLAGE OF LAKE BLUFF
Memorandum

TO:

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

FROM:

Glen Cole, AICP

DATE:

April 22, 2022

SUBJECT:

Agenda Item #5

Assistant to the Village Administrator

Center Avenue Partners (Pedestrian Walkway)

Applicant Information:
(“Applicant”)

Center Avenue Partners

Purpose:

To expand the pedestrian walkway commonly known as the
“Scranton Alley,” modify the parking lot site plan accordingly,
and clarify conditions of the existing zoning relief.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-4-2
Section 10-7A-6

April 12, 2022
April 13, 2022

(Variations)
(Special Use Permits)
(CBD Parking)

Summary and Background Information
On March 28, 2022, the Village of Lake Bluff received a zoning relief application from Center Avenue
Partners (“Applicant”) to modify the parking lot of their development in order to expand the pedestrian
walkway on its eastern edge. This walkway is commonly known as the “Scranton Alley” and is the site of
outdoor dining operations by Prairie Espresso. The development, including the walkway and outdoor
dining operations, are the subject of a Village special use permit (see attachments). Approval of this
request requires two elements of zoning relief within the purview of the PCZBA:
Existing Site Plan Amendment: As amended, Applicant’s request primarily requires amending the
parking lot site plan approved as part of the special use permits and variations for the development. The
new site plan eliminates a turnaround area and relocates an accessible parking space as well as a storm
sewer inlet. It also designates part of the abandoned drive-through along the property’s south edge as a
permanent parking stall without any physical changes to the lane. These changes are also subject to review
by the Architectural Board of Review, which will review this proposal at its May meeting.
New Parking Variation: Because of the elimination of the turnaround area, these changes also require a
variation from Section 10-6A-8(B)(2)(b), which requires that “Every parking lot or garage shall be
provided with a turnaround area or other means to permit cars to exit the parking lot or garage without
backing onto any street or sidewalk.”
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The PCZBA should also note the following when considering this application:
Amendments to Application: Previous revisions of the application, as well as the legal notice for the
hearing, contemplated that Prairie Espresso would modify or expand its outdoor seating into the expanded
walkway. The Applicant has indicated that they intend for Prairie Espresso to maintain its outdoor
operations as-is. The Applicant also no longer intends to construct a wall or fence between the parking lot
and the expanded alley, or to provide for additional tandem parking along the length of the abandoned
drive-through lane. The Applicant has not provided revised plans reflecting these changes, but the attached
original submittal has been annotated accordingly.
Clarification of Prior Relief: Finally, in reviewing the Applicant’s request, Staff identified an unclear
provision in the Applicant’s existing zoning relief. When originally written, a 42-person capacity limit
intended to apply to Prairie Espresso’s outdoor operations may be read as a combined limit to their indoor
and outdoor operations. When Prairie Espresso’s indoor expansion was reviewed by the PCZBA, the
proceedings identified the additional occupancy and parking demand that would be created by adding the
indoor operations to the existing outdoor operations. The attached Ordinance clarifies this provision.
Standards for Special Use Permits
In considering this request, the Municipal Code identifies the following standards:
3. Standards For Special Use Permits: No special use permit shall be granted pursuant to this subsection
unless the applicant shall have established each of the following standards:
a. General Standard: The proposed use will not have a substantial or undue adverse effect upon
adjacent property, the character of the area, or the public health, safety, and general welfare.
b. No Interference With Surrounding Development: The proposed use will be constructed,
arranged, and operated so as not to dominate the immediate vicinity or to interfere with the use and
development of neighboring property in accordance with the applicable district regulations.
c. Adequate Public Facilities: The proposed use will be served adequately by essential public
facilities and services such as streets, public utilities, drainage structures, police and fire protection,
refuse disposal, parks, libraries, and schools, or the applicant shall provide adequately for such
services as a condition of being granted a special use permit under this section.
d. No Traffic Congestion: The proposed use will not cause undue traffic or traffic congestion.
e. No Destruction Of Significant Features: The proposed use will not result in the destruction,
loss, or damage of natural, scenic or historic features of significant importance.
f. Compliance With Standards: The proposed use will comply with all additional standards
imposed on it by the particular provision of this title authorizing such use.
g. Title Purposes: The proposed use will be in harmony with the general and specific purposes for
which this title and the regulations of the district in question were enacted.

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

Example Motion

Continuation
(need more information)

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

Approval

“I move to recommend the Village Board grant the requested relief in the form
of the draft Ordinance.”

Approval with Conditions

“I move to recommend the Village Board grant the requested relief in the form
of the draft Ordinance, provided that: […]”

Denial

“I move to recommend the Village Board not grant the requested relief.”

Attachments
• A copy of the Petitioners’ application with supporting documentation.
• Draft Ordinance.
• Prior Zoning Relief (not printed; hyperlink only).
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ORDINANCE NO. 2022-__

AN ORDINANCE AMENDING A SPECIAL USE PERMIT AND
GRANTING PARKING VARIATIONS AND SITE PLAN APPROVAL
FOR THE CENTER AVENUE PARTNERS DEVELOPMENT
(79 and 91 East Scranton Avenue)
(Pedestrian Walkway Expansion)
Passed by the Board of Trustees, ____________, 2022
Printed and Published, _____________, 2022

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

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

Village Clerk
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ORDINANCE NO. 2022-__
AN ORDINANCE AMENDING A SPECIAL USE PERMIT AND
GRANTING PARKING VARIATIONS AND SITE PLAN APPROVAL
FOR THE CENTER AVENUE PARTNERS DEVELOPMENT
(79 and 91 East Scranton Avenue)
(Pedestrian Walkway Expansion)
WHEREAS, Center Avenue Partners (“Owner”) owns the property commonly
known as 28-38 East Center Avenue and 53-91 East Scranton Avenue, and legally described in
Exhibit A (collectively, “Subject Property”); and
WHEREAS, Ordinance 2003-12 (“Original Approval”) jointly granted Owner and
the Doris and John Lawrence Trust (“Trust”) various types of zoning relief for the Subject
Property and the Trust’s property located at 103-113 East Scranton Avenue (“Abutting
Property”); and
WHEREAS, in addition to the Original Approval, the Subject Property has been
subject to numerous zoning approvals and amendments, which were restated in Ordinance
2020-13 (“Restated Ordinance”), as amended; and
WHEREAS, Owner now seeks to modify the parking lot of the Subject Property
to expand the pedestrian path located on the Subject Property (collectively, the
“Improvements” shown on Exhibit B) located between 37-43 East Scranton Avenue and 103113 East Scranton Avenue (“Pedestrian Walkway”), which Pedestrian Walkway is used
seasonally by Prairie Perspective, LLC, d/b/a Prairie Espresso + Wine Bar located at 79 and 91
East Scranton Avenue in the Village (“Walkway Restaurant”) to provide outdoor food and liquor
service as provided in the Restated Ordinance; and
WHEREAS, this Ordinance does not authorize changes to, or the expansion of,
the exterior portion of the Walkway Restaurant operating within the Pedestrian Walkway; and
WHEREAS, the Improvements require the grant of additional variations from
Section 10-6A-8 of the Zoning Regulations, concerning parking in the Central Business District,
for the benefit of the Subject Property (“Variations”); and
WHEREAS, concurrent with the grant of the Variations, the Village desires to
clarify the text of an existing condition in the Restated Ordinance (“SUP Amendment”) (the
SUP Amendment and the Variations are, collectively, the “Zoning Relief”); and
WHEREAS, a public notice describing the Zoning Relief was duly advertised on
or before April 13, 2022, in the Lake County News-Sun, and the Joint Plan Commission and
Zoning Board of Appeals (“PCZBA”) held a public hearing on April 28, 2022, for the purpose of
considering the Zoning Relief, and upon the close of said hearing the PCZBA recommended
that the Village Board grant the Zoning Relief; and
WHEREAS, Sections 10-2-8(B) and 10-6A-10 of the Zoning Regulations require
the Improvements be reviewed by the Architectural Board of Review (“ABR”) at a public hearing
for the purpose of conducting the required site plan review, which hearing was conducted on
May 3, 2022, and upon the close of said hearing the ABR recommended the Village Board grant
site plan approval for the Improvements (“Site Plan Approval”); and
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WHEREAS, the Board of Trustees has determined that it would be in the best
interest of the Village to grant the Zoning Relief and the Site Plan Approval in accordance with,
and subject to, the conditions, restrictions, and provisions of this Ordinance.
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The foregoing recitals are incorporated into, and made a part of, this Ordinance
as the findings of the President and Board of Trustees of the Village.
Section 2.

Public Hearing.

A.
A public hearing to consider the Zoning Relief was duly advertised in the
Lake County News-Sun or before April 13, 2022, in the Lake County News-Sun, and the PCZBA
held a public hearing on April 28, 2022, for the purpose of considering the Zoning Relief, and
upon the close of said hearing the PCZBA recommended that the Village Board grant the
Zoning Relief subject to certain terms and conditions as set forth in this Ordinance.
B.
A public hearing to consider the Site Plan Approval was duly conducted
by the ABR on May 3, 2022, for the purpose of considering the Site Plan Approval, and upon
the close of said hearing the ABR recommended that the Village Board grant the Site Plan
Approval subject to certain terms and conditions as set forth in this Ordinance.
Section 3.

Site Plan Approval.

In accordance with the standards and procedures of Section 10-2-8.D of the
Zoning Regulations, and subject to the conditions, restrictions, and provisions set forth in
Section 5 of the Restated Ordinance, as amended by this Ordinance, the Improvements are
approved pursuant to Section 10-2-8.D and the home rule powers of the Village.
Section 4.

Parking Variations.

Subject to and contingent upon the conditions, restrictions, and provisions set
forth in Section 5 of the Restated Ordinance, as amended by this Ordinance, the following
variations are hereby granted and Section 4 of the Restated Ordinance is hereby amended and
shall read as follows:
“Section 4.

Parking Variations.

Subject to and contingent upon the conditions, restrictions, and provisions
set forth in Section 5 of this Ordinance, the following variations are hereby
granted:
A.
Variation from 10-6A-8.A. Variations from Section 10-6A-8.A of
the Lake Bluff Zoning Regulations so that Owner is not required to add additional
onsite parking spaces when: (i) there is a change in use of any portion of the
Subject Property to a new use so long as the new use does not require a special
use permit; (ii) the Bicycle Shop Restaurant adds seating in accordance with
Section 5.L.3 of this Ordinance; (iii) Restaurant dining spaces are altered in
accordance with Section 5.B.2 of this Ordinance; or (iv) the Walkway Restaurant
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expands into the portion of the 79. E. Scranton Avenue and adds dining spaces
in accordance with Section 5.B.2 of this Ordinance.
B.
Variation from Section 10-6A-8.D. A variation from Section 10-6A8.D of the Lake Bluff Zoning Regulations to permit a reduction in the required
parking spaces to 18 parking spaces for the Subject Property as depicted on the
Site Plans (“Parking Lot”) attached as Exhibit C.
C.
Variations from Section 10-6A-8.B. Variations from Section
10-6A-8.B of the Lake Bluff Zoning Regulations to allow on the Subject
Property the construction and use of a parking lot without a turnaround
area as depicted on the Parking Lot Site Plans attached as Exhibit C.”
Section 5.
follows:

Amendment to the Special Use Permit.

Section 5 of the Restated Ordinance is hereby amended and shall read as
“Section 5.

Conditions of Zoning Approval.
*

*

*

J.
Walkway Restaurant. In addition to any other restrictions
and conditions set forth in this Ordinance, the following specific regulations shall
apply to the Walkway Restaurant:
*
4.

*

Maximum Capacity. The capacity of the exterior
portion of the Walkway Restaurant must comply
with any applicable Village or and state fire safety
regulations and in no event shall exceed 42
persons at any one time.
*

Section 6.

*

*

*”

Amendment to Plans.

The Restated Ordinance is hereby amended to add the plans attached as
Exhibit B (“Site Plans”) to this Ordinance to Exhibit C of the Restated Ordinance. In the event
that the plans attached as Exhibit B hereto conflict with any of the plans attached to the
Restated Ordinance, Exhibit B of this Ordinance shall control.
[Continued on next page.]
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Section 7.

Failure to Comply with Conditions.

Upon failure or refusal of Owner, or any of their officers, employees, or agents, to
comply with any or all of the conditions, restrictions, or provisions of this Ordinance or the
Restated Ordinance, the SUP Amendment and Variations granted herein shall, at the sole
discretion of the Village Board of Trustees, by ordinance duly adopted, be revoked and become
null and void. In the event of revocation, the development and use of the Subject Property shall
be governed solely by the regulations of the CBD, as the same may, from time to time, be
amended. Further, in the event of a revocation of the amendment to the special use permit or
variations granted herein, the Village Administrator and Village Attorney are hereby authorized
and directed to bring any zoning enforcement action that may be appropriate under the
circumstances.
Section 8.

No Third Party Beneficiaries.

Nothing in this Ordinance shall create, or shall be construed or interpreted to
create, any third party beneficiary rights.
Section 9.
A.
of the following events:

Effective Date.
This Ordinance shall be effective only upon the occurrence of all

i.

passage by the Board of Trustees of the Village of Lake Bluff in
the manner required by law;

ii.

publication in pamphlet form in the manner required by law;

iii.

the filing by Owner and Applicant with the Village Clerk, for
recording in the Office of the Lake County Recorder of Deeds, of
an unconditional agreement and consent, signed by Owner and
Applicant, to accept and abide by each and all of the terms,
conditions, and limitations set forth in this Ordinance. The
unconditional agreement and consent shall be in the form of
Exhibit C, attached to and by this reference made a part of this
Ordinance; and

B.
In the event that Owner and Applicant do not file with the Village
Clerk a fully executed copy of the unconditional agreement and consent required pursuant to
Paragraph 9.A(iii) of this Ordinance within 60 days of the date of passage of this Ordinance by
the Board of Trustees, or prior to the issuance of a temporary or permanent occupancy permit
for the Subject Property, whichever occurs first, then, at the option of the Board of Trustees, this
Ordinance shall be of no force or effect and shall be rendered null and void.
[Signature page follows.]
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PASSED this __ day of ________, 2022, by vote of the Board of Trustees of the Village of Lake
Bluff, as follows:
AYES:

(0)

NAYS:

(0)

ABSTAIN:

(0)

ABSENT:

(0)

APPROVED this __ day of ________, 2022.

ATTEST:

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

EXHIBIT A
LEGAL DESCRIPTION OF SUBJECT PROPERTY
THE WEST 30 FEET OF LOT 7, AND ALL OF LOTS 8, 9, AND 10 IN BLOCK 45 IN NORTH
ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN SECTION 21, TOWNSHIP 44 NORTH,
RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT
THEREOF RECORDED MAY 6, 1886, AS DOCUMENT 33760 IN BOOK “A” OF PLATS, PAGE 57,
IN LAKE BLUFF, LAKE COUNTY, ILLINOIS.
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EXHIBIT B
PLANS TO BE ADDED TO RESTATED ORDINANCE AS EXHIBIT C
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EXHIBIT C
Unconditional Agreement and Consent
TO:

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

WHEREAS, Center Avenue Partners (“Owner”) owns the property commonly
known as 28-38 East Center Avenue and 53-91 East Scranton Avenue, and legally described in
Exhibit A (collectively, “Subject Property”); and
WHEREAS, Owner seeks to modify the parking lot of the Subject Property to
expand the pedestrian path (collectively, the “Improvements”) located on the Subject Property
between 37-43 East Scranton Avenue and 103-113 East Scranton Avenue (“Pedestrian
Walkway”), which Pedestrian Walkway is used seasonally by Prairie Perspective, LLC, d/b/a
Prairie Espresso + Wine Bar (“Walkway Restaurant”) to provide outdoor food and liquor
service as provided by Ordinance 2020-13; and
WHEREAS, Ordinance No. 2022-____, adopted by the President and Board of
Trustees of the Village of Lake Bluff on _____________, 2022, (“Ordinance”) granted an
amendment to a special use granted in the Restated Ordinance, variations, and site plan
approval to allow the Improvements, subject to certain conditions, restrictions, and provisions;
and
WHEREAS, Subsection 9.B of the Ordinance provides, among other things, that
the Ordinance will be of no force or effect unless and until the Owner files with the Village Clerk,
within 60 days following the passage of the Ordinance, its unconditional agreement and consent
to accept and abide by each of the terms, conditions and limitations set forth in said Ordinance;
NOW, THEREFORE, Owner does hereby agree and covenant as follows:
1.
Owner hereby unconditionally agrees to accept, consent to, and abide by
all of the terms, conditions, restrictions, and provisions of the Ordinance.
2.
Owner acknowledges that public notices and hearings have been
properly given and held with respect to the adoption of the Ordinance, have considered the
possibility of the revocation provided for in the Ordinance, and agree not to challenge any such
revocation on the grounds of any procedural infirmity or a denial of any procedural right.
3.
Owner acknowledges and agrees that the Village is not and will not be, in
any way, liable for any damages or injuries that may be sustained as a result of the Village’s
issuance of any permits for the use of the Subject Property, including, without limitation, the
building permits for the Improvements, and that the Village’s issuance of any such permits or
approvals does not, and will not, in any way, be deemed to insure the Owner against damage or
injury of any kind and at any time.
4.
Owner agrees to and does hereby hold harmless and indemnify the
Village, the Village’s corporate authorities, and all Village elected and appointed officials,
officers, employees, agents, representatives, and attorneys, from any and all claims that may, at
any time, be asserted against any of such parties in connection with the operation and use of
the Subject Property, or the Village’s adoption of the Ordinance.
Dated: ____________, 2022
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ATTEST:

CENTER AVENUE PARTNERS

By:

By:

Its:

Its:
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EXHIBIT A TO UNCONDITIONAL AGREMEENT AND CONSENT
LEGAL DESCRIPTION OF SUBJECT PROPERTY
THE WEST 30 FEET OF LOT 7, AND ALL OF LOTS 8, 9, AND 10 IN BLOCK 45 IN NORTH
ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN SECTION 21, TOWNSHIP 44 NORTH,
RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT
THEREOF RECORDED MAY 6, 1886, AS DOCUMENT 33760 IN BOOK “A” OF PLATS, PAGE 57,
IN LAKE BLUFF, LAKE COUNTY, ILLINOIS.
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No longer
proposed

No change in
seating proposed

VILLAGE OF LAKE BLUFF
Memorandum
TO:

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

FROM:

Glen Cole, AICP

DATE:

April 22, 2022

SUBJECT:

Agenda Item #6

Assistant to the Village Administrator

500 East North Avenue

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

Mike and Trish Reidy

Purpose:

To modify and construct a second story addition
in order to provide a second bathroom.

Public Notice:

Lake County News-Sun
Property Owner Letter

Applicable Land Use
Regulations:

Section 10-2-4
Section 10-5-5
Section 10-5G-2

April 12, 2022
April 13, 2022

(Variations)
(Daylight Plane Height)
(R-4 Side Yards)

Summary and Background Information
On March 29, 2022, the Village of Lake Bluff received a zoning variation application from Mike and
Trish Reidy (jointly, “Applicant”) for zoning relief necessary to modify and construct a second story
addition to the property at 500 East North Avenue. The Applicant asserts that this work is necessary to
provide a second bathroom to service occupants of the four bedrooms on the second floor.
The structure is existing non-conforming and, uniquely, encroaches across the lot line and upon the
neighboring property. It is possible that this condition was created due to inadequate surveying when the
structure was physically moved to this lot circa 1898. The property owner has indicated that the owner of
the adjacent lot supports the proposed Work and that they will reach a written agreement with the adjacent
owner before a building permit is issued. The Village Attorney has reviewed this situation and the attached
draft relief Ordinance has been adjusted accordingly.
While not designated as a Village historic landmark (i.e. is not subject to any historic review before its
appearance changes), this structure is believed to have been built in 1876 and has been recognized as
important to the development of the Village. The Village’s 1998 Historic Architecture Survey concluded
that the house served as the office of the Lake Bluff Camp Meeting Association before the building was
physically moved from Prospect Avenue to its current location circa 1898. The attached excerpts and data
sheets provide additional information.
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Zoning Analysis
The proposed work would require two variations under the Village’s Zoning Regulations.
The structure is existing non-conforming as to the daylight plane, and the proposed work shown in the
plans would further increase the degree of non-conformity. The Village’s daylight plane rule creates a
progressive height limit that starts at 12 feet at the lot line and increases at a 45 degree angle towards the
interior of the lot – or an additional one foot up for each one foot in, up to the overall height limit for the
lot. The daylight plane is subject to certain exceptions including for roof undereaves and certain sized
dormers.
The daylight plane is shown with a blue line on sheet A-3 of the Applicant’s attached plans. As shown,
the existing structure currently has a lower ridge line within the side yard setback. The proposed addition
would continue the existing, higher ridge line of the main part of the structure, which will increase the
height of the roof at the lot line by approximately four feet.
10-5-5

DAYLIGHT PLANE HEIGHT
Maximum Allowed

Provided

Non-Conformity

Existing

12.0 ft.

19.5 ft.

7.5 ft. (63%)

Proposed

12.0 ft.

23.5 ft.

11.5 ft. (96%)

The reconstructed addition will also increase the degree of encroachment upon the minimum required side
yard setback. The property currently has no eastern side yard. While the footprint (two-dimensional) does
not expand within the eastern side yard, additional bulk (three-dimensional) will be created within the side
yard setback and across the neighboring property owing to the change in roof height.
10-5G-2

R-4 INDIVIDUAL SIDE YARD
Minimum Required

Provided

Non-Conformity

Existing

5 ft.

0 ft.

5 ft. (100%)

Proposed

5 ft.

0 ft.

5 ft. (100%)

Page 2 of 4

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 Applicant has provided statements addressing the relevant standards for relief in the attached
application. The PCZBA should consider if the Applicant’s statements and submitted materials satisfy the
established standards.
The PCZBA is a recommending body in this matter. After commencing the public hearing on the requested
variation, the PCZBA should take one of the following actions:
Action

Example Motion

Continuation
(need more information)

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

Approval

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

Approval with Conditions

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

Denial

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

Attachments
• Draft approval Ordinance.
• A copy of the Applicant’s application with supporting documentation.
• Excerpts and data from the Village’s 1998 survey of historic architecture.
• Public comment received prior to April 22, 2022.

Page 4 of 4

ORDINANCE NO. 2022-__

AN ORDINANCE GRANTING VARIATIONS FROM THE
VILLAGE’S SIDE YARD SETBACK AND
DAYLIGHT PLANE HEIGHT RESTRICTIONS
(500 & 502 East North Avenue)

Passed by the Board of Trustees, ____________, 2022
Printed and Published, ____________, 2022

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

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

Village Clerk

ORDINANCE NO. 2022-__
AN ORDINANCE GRANTING VARIATIONS FROM THE
VILLAGE’S SIDE YARD SETBACK AND
DAYLIGHT PLANE HEIGHT RESTRICTIONS
(500 & 502 East North Avenue)
WHEREAS, Mike and Trish Reidy (jointly, “Applicant”) are the owners of 500
East North Avenue within the Village's R-4 Residence District, which property is legally
described in Exhibit A to this Ordinance (“Subject Property”); and
WHEREAS, the existing single-family residence located on the Subject Property
crosses the lot line and encroaches upon an adjacent lot commonly known as 502 East North
Avenue and legally described in Exhibit A to this Ordinance (“Adjoining Property”); and
WHEREAS, in order to modify and construct an addition to the Subject
Property’s residence (“Improvements”) the Applicant has requested (i) a 11.5 foot (96%)
variation from the maximum daylight plane height limitation of Section 10-5-5 of the Zoning
Regulations; and (ii) a 5.0 foot (100%) variation from the minimum side yard setback
requirement of Section 10-5G-1 of the Zoning Regulations (collectively, the “Variations”); and
WHEREAS, the Village Board of Trustees, upon receipt of a positive or negative
recommendation from the Village Joint Plan Commission and Zoning Board of Appeals
(“PCZBA”), has final authority to grant or deny the Variations pursuant to Section 10-2-4A of
the Zoning Regulations; and
WHEREAS, a public notice describing the Variations was duly advertised on or
before April 13, 2022 in the Lake County News-Sun, and the PCZBA held a public hearing on
April 28, 2022 for the purpose of considering the Variations, and upon the close of said hearing
the PCZBA recommended that the Village Board grant the Variations; and
WHEREAS, the Village Board of Trustees has determined that it would be in the
best interest of the Village to grant the Variations in accordance with, and subject to, the
conditions, restrictions, and provisions of this Ordinance.
NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS:
Section 1.

Recitals.

The foregoing recitals are incorporated into, and made a part of, this Ordinance
as the findings of the President and Board of Trustees of the Village.
Section 2.

Public Hearing.

A public hearing to consider the Zoning Relief was duly advertised in the Lake
County News-Sun or before April 13, 2022 in the Lake County News-Sun, and the PCZBA held
a public hearing on April 28, 2022, for the purpose of considering the Variations, and upon the
close of said hearing the PCZBA recommended that the Village Board grant the Variations
subject to certain terms and conditions as set forth in this Ordinance.
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Section 3.

Variation Approval.

Pursuant to the standards and procedures set forth in Section 10-2-4 of the
Zoning Regulations and subject to and contingent upon the conditions, restrictions, and
provisions set forth in Section 4 of this Ordinance, the Applicant is hereby granted the following
Variations to permit the construction of the Improvements on the Subject Property:
A.
A 11.5 foot (96%) variation from the maximum daylight plane height
limitation of Section 10-5-5 of the Zoning Regulations; and
B.
A 5.0 foot (100%) variation from the minimum side yard setback
requirement of Section 10-5G-1 of the Zoning Regulations.
Section 4.

Conditions.

The Variations granted in Section 3 of this Ordinance is expressly subject to and
contingent on each of the following conditions, restrictions, and provisions:
A.
No Authorization of Work. The approvals granted pursuant to this
Ordinance do not authorize the development, construction, reconstruction, alteration,
demolition, or moving of any buildings or structures on the Property, but merely authorize the
preparation, filing, and processing of applications for any permits or approvals that may be
required by the codes and ordinances of the Village, including without limitation demolition and
building permits.
B.
Compliance with Application. The Subject Property must be
developed, used, and maintained in strict accordance with the zoning application and related
documents submitted by the Applicant and attached to this Ordinance as Exhibit B.
C.
Compliance with Plans. The Subject Property must be developed,
used, and maintained in substantial compliance with the plans submitted by the Applicant to the
Village dated March 28, 2022, which consist of 3 total sheets prepared by Lake Effect
Architects; all of which are attached as Group Exhibit C, (collectively "Plans”); and
D.
Compliance with Applicable Law.
In addition to the other
specific requirements of this Ordinance, the Subject Property, the Improvements, and all of the
Applicant’s operations and activities conducted on and in the Subject Property, must comply at
all times with all applicable federal, state, and Village statutes, ordinances, resolutions, rules,
codes, and regulations.
Section 5.

Failure To Comply With Conditions.

Upon failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Ordinance, the approval granted in Section 3 of this Ordinance
will, at the sole discretion of the Board of Trustees, by ordinance duly adopted, be revoked and
become null and void.
Section 6.

Binding Effect.

The privileges, obligations, and provisions of each and every section and
provisions of this Ordinance are for an inure to the benefit of and run with and bind the Subject
Property, unless otherwise explicitly set forth in this Ordinance.
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Section 7.
A.
following events:

Effective Date.

This Ordinance will be effective only upon the occurrence of all of the
i.

Passage by the Board of Trustees of the Village of Lake
Bluff in the manner required by law; and

ii.

Publication in pamphlet form in the manner required by
law; and

iii.

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 Ordinance. The
unconditional agreement and consent must be executed
by the Applicant. The unconditional agreement and
consent must be substantially in the form attached hereto
and incorporated herein as Exhibit C.

B.
In the event that the Applicant does not file with the Village Clerk the
unconditional agreement and consent required by Paragraph 7.A(iii) of this Ordinance within 60
days after the date of final passage of this Ordinance, the Board of Trustees of Trustees will
have the right, in their sole discretion, to declare this Ordinance null and void and of no force or
effect.
[Signature page follows.]
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PASSED this __th day of _______, 2022, by vote of the Board of Trustees of the Village of Lake
Bluff, as follows:
AYES:

(0)

NAYS:

(0)

ABSTAIN:

(0)

ABSENT:

(0)

APPROVED this ___th day of _______, 2022.

ATTEST:

Village President

Village Clerk
FIRST READING:
SECOND READING:
PASSED:
APPROVED:
PUBLISHED IN PAMPHLET FORM:
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Exhibit A
Legal Descriptions
Subject Property
LOT 13 IN BLOCK 34 IN NORTH ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN
NORTH HALF OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 6, 1886
AS DOCUMENT 33760 IN BOOK A OF PLATS, PAGE 57, IN LAKE COUNTY, ILLINOIS.
Commonly known as 500 East North Avenue, Lake Bluff, Illinois
PIN: 12-21-206-006
Adjoining Property
LOT 12 IN BLOCK 34 IN NORTH ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN
NORTH HALF OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 6, 1886
AS DOCUMENT 33760 IN BOOK A OF PLATS, PAGE 57, IN LAKE COUNTY, ILLINOIS.
Commonly known as 502 East North Avenue, Lake Bluff, Illinois
PIN: 12-21-206-007
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Exhibit B
Application

7

Exhibit C
Plans
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EXHIBIT D
Applicant’s Unconditional Agreement and Consent
TO:

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

WHEREAS, Mike and Trish Reidy (jointly, “Applicant”) are the owners of 500 East
North Avenue within the Village's R-4 Residence District, which property is legally described in
Exhibit A (“Subject Property”); and
WHEREAS, the existing single-family residence located on the Subject Property crosses
the lot line and encroaches upon an adjacent lot commonly known as 502 East North Avenue
and legally described in Exhibit A (“Adjoining Property”); and
WHEREAS, in order to modify and construct an addition to the Subject Property’s
residence (“Improvements”) the Applicant has requested (i) a 11.5 foot (96%) variation from
the maximum daylight plane height limitation of Section 10-5-5 of the Zoning Regulations; and
(ii) a 5.0 foot (100%) variation from the minimum side yard setback requirement of Section 105G-1 of the Zoning Regulations (collectively, the “Variations”);
WHEREAS, Ordinance No. 2022-__, adopted by the President and Board of Trustees of
the Village of Lake Bluff on _________, 2022 (“Ordinance”), grants the Variations for the
Subject Property, subject to certain modifications, conditions, restrictions, and provisions; and
WHEREAS, Subsection 7.B of the Ordinance provides, among other things, that the
Ordinance will be of no force or effect unless and until the Applicant files with the Village Clerk,
within 60 days following the passage of the Ordinance, its unconditional agreement and consent
to accept and abide by each of the terms, conditions and limitations set forth in said Ordinance.
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 Ordinance.
2. The Applicant acknowledges that public notices and hearings have been properly
given and held with respect to the adoption of the Ordinance, has considered the possibility of
the revocation provided for in the Ordinance, and agrees not to challenge any 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 Variations granted in the Ordinance, and that the Village’s insurance 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
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operation and use of the Subject Property, the Improvements, or the Village’s adoption of the
Ordinance.
Dated: ____________, 2022.

ATTEST:

Mike Reidy

ATTEST:

Trish Reidy
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Exhibit A to Unconditional Agreement and Consent
Legal Descriptions
Subject Property
LOT 13 IN BLOCK 34 IN NORTH ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN
NORTH HALF OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 6, 1886
AS DOCUMENT 33760 IN BOOK A OF PLATS, PAGE 57, IN LAKE COUNTY, ILLINOIS.
Commonly known as 500 East North Avenue, Lake Bluff, Illinois
PIN: 12-21-206-006
Adjoining Property
LOT 12 IN BLOCK 34 IN NORTH ADDITION TO LAKE BLUFF, BEING A SUBDIVISION IN
NORTH HALF OF SECTION 21, TOWNSHIP 44 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED MAY 6, 1886
AS DOCUMENT 33760 IN BOOK A OF PLATS, PAGE 57, IN LAKE COUNTY, ILLINOIS.
Commonly known as 502 East North Avenue, Lake Bluff, Illinois
PIN: 12-21-206-007
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Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 1 of 2)
Subject Property

500 E. North Avenue
Address:

_________________________________________________________________
12-21-206-006

PIN:

_________________________________________________________________

Current Use:

_________________________________________________________________

residential
Owner / Title Holder

Joint Ownership (if applicable)

Mike Reidy

Trish Reidy

Name:

__________________________

__________________________

500 E. North Ave

500 E. North Ave

Address:

__________________________

__________________________

Lake Bluff, IL 60044

Lake Bluff, IL 60044

__________________________

__________________________

(cell) 224/515-6170

Phone:

__________________________

E-mail:

__________________________

__________________________

mreidy@lfanet.org
__________________________

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

Partnership

Land Trust

Trust

Applicant (If Different)
Name:

_________________________________________________________________

Address:

_________________________________________________________________

Relationship
to Property:

_________________________________________________________________

Phone:

_________________________________________________________________

E-mail:

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

Yes

No

Rev. August 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Applicant Information (Page 2 of 2)
Narrative of Request / Proposed Work:
_____________________________________________________________________________________
The house is one of the original meeting houses in Lake Bluff dating back to the late 1800’s and has been provided a
Vliet Museum Distinguished Home Award of Lake Bluff History. The house was relocated to it’s current location and
_____________________________________________________________________________________
since then has had at least two additions as identified with different foundations in the basement. Due to the age of
the house, the second floor currently has one bathroom to service four bedrooms. The owners of the property
_____________________________________________________________________________________
would like to update the interior of the second floor by providing a second bathroom and dressing area adjacent to
one of the bedrooms. The proposed addition of the dressing area would encroach into the already pre-existing
_____________________________________________________________________________________
nonconforming side yard setback.

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
Printing – Choose One:
The PCZBA requests that all drawings be produced no larger than 11” x 17” whenever possible.
In addition to printed copies, submit digital copies of all materials to gcole@lakebluff.org.
___

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.

✔
___

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.

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. Jan. 2022

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

The house is one of the original meeting houses in Lake Bluff dating back to the late 1800’s and has been provided
a Vliet Museum Distinguished Home Award of Lake Bluff History. The house also has a number of pre-existing
nonconformances along the east property line. To achieve the proposed improvements to the livablity of the house
and maintaning the historic character requires the variance as requested.

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.

In the past the building was awarded a Vliet Museum Distinguished Home Award of Lake Bluff History. This
categorizes the building with extraordinary physical conditions peculiar to and inherent in the specific property.
Due to the age of the house, the second floor currently has one bathroom to service four bedrooms. The owners of
the property would like to update the interior of the second floor by providing a second bathroom and dressing area
adjacent to one of the bedrooms. The proposed addition of the dressing area would encroach into the already preexisting nonconforming side yard setback.

Rev. May 2019

Village of Lake Bluff, Illinois
Zoning Relief Application
Standards for Variation (Page 2 of 2)
The PCZBA is required to base their recommendations on the following standards. It is the burden of the
Applicant to establish that they meet each standard. Each standard is printed below. You should provide a
statement as to how your application satisfies each standard. You may respond to the questions below on
this sheet, or attach a separate typed sheet.
Not Merely Special Privilege: The alleged hardship or difficulty is not merely the inability of the owner
or occupant to enjoy some special privilege or additional right not available to owners or occupants of
other lots subject to the same provision, nor merely an inability to make more money from the sale of the
subject property; provided, however, that where the standards herein set out exist, the existence of an
economic hardship shall not be a prerequisite to the granting of an authorized variation.
In the past the building was awarded a Vliet Museum Distinguished Home Award of Lake Bluff History. This
categorizes the building with extraordinary physical conditions peculiar to and inherent in the specific property.
Therefore there is no special privilage the owner is requesting but rather relief to the side yard setback associated
with the pre-existing nonconformances 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 side yard variance to this landmark designated house will be in harmony with it’s historic character and will be
consistant with the general and specific purposes to the code.

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

Rev. May 2019

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

500 E. North Avenue, Lake Bluff, IL 60044

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
Lot Width
(as measured at front setback line)

48.29 ft

Lot Area

6,409 sq ft

Proposed

Conforms or
Variation Required

Principal Building Setback
Front

30.0 ft

Conforms

Side (Left)

4.83 ft

Conforms

Side (Right)

4.83 ft

Variation

Side (Combined – Sum Sides)

9.66 ft
Conforms

Rear
Accessory Building Setback
Regulatory Floor Area

2,370.8 sq ft

Impervious Surface Coverage

3,204 sq ft

2,431.4 sq ft

Conforms

23’-6.5”

Conforms

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.)

32 ft

Variation

Rev. May 2019

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

500 E. North Avenue Lake Bluff, IL 60044

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

Proposed
(Applicant
Completes)

Allowance
(Staff
Completes)

6,409 sq ft

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

3,983.2 sq ft

4,222.2 sq ft

(244.6 sq ft)

(155.4 sq ft)

(1,398 sq ft)

(1,398 sq ft)

(20.4 sq ft)

(20.4 sq ft)

(60.0 sq ft)

(60.0 sq ft)

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)

(194 sq ft)

(194 sq ft)

Non-Conformance / Required Variation
(Staff Completes)

Rev. May 2019

Addition for the

48.37'

48.37'

Reidy
Residence

Front Yard Setback
Side Yard Setback

33'-1 1/2"

33'-1 1/2"

SITE RESTRICTIONS
Zoning

Lot Size

R-4
30'-0"
5'-0"

500 E. North Ave Lake Bluff, IL 60044

6,409 s.f.

General Notes

Rear 25% of lot depth

BUILDING RESTRICTIONS
Max. Bldg. Height
Max. Open -Air Porch Bonus
(3.5% of total lot)
Max Floor Area
6,409 x 0.4 =
Impervious Surface Coverage 50% =
Detached Garage Max.
(rear 25% of lot, 5ft setbacks)

Rear 25% of lot depth

New roof to match existing
over new construction
Altertnate: re-roof entire house

32'-0"
224 s.f.
2,563 s.f
3,204 s.f.
440 s.f.

EXISTING BUILDING CALCULATIONS
First Floor
1,591 s.f.
Second Floor.
729 s.f.
2,320 s.f.

New Shed Dormer
2'-0 1/2"

Remaining Allowable Floor Area

243 s.f.

PROPOSED BUILDING CALCULATIONS
First Floor
1,591 s.f.
Second Floor.
777 s.f.
2,368 s.f.
Velux D26
Skylight

Remaining Allowable Floor Area
Garage

30' Front Yard Setback

0 s.f.

132.81'

4.83' Side Yard Setback

4.83' Side Yard Setback

132.44'

132.81'

4.83' Side Yard Setback

4.83' Side Yard Setback

132.44'

Shed Roof

195 s.f.

30' Front Yard Setback

A

Site Plan - Proposed
Scale: 1/8" = 1'-0"

A

48.29'

48.29'

Site Plan - Existing
Scale: 1/8" = 1'-0"

The project architect will not be responsible for any action taken by any
person on the project if that person has any knowledge of any discrepancy.
error or specifications until the architect has been notified and has corrected,
made the inclusion or has more clearly explained the intent of the drawings,
calculations and/or specifications.
Unauthorized use of these documents is prohibited. To the best of my
knowledge and belief these drawings conform to all ordinances and
requirements of the Village of Lake Bluff, Illinois.

North Avenue
North Avenue

_____________________
Robert D. Douglass, AIA
IL #001-14968
Expires 11.30.22

Existing & Proposed
Site Plans

A-1
© 2020 Copyright Lake Effect Architects, Inc.

847-362-0091

OF

FAX 847-362-0119

deckersurvey@gmail.com

114 E. COOK AVE., LIBERTYVILLE, ILLINOIS 60048

LAND SURVEYORS

R. E. DECKER, P.C.
or Deed, except when noted.
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Addition for the

Reidy
Residence

6'-0 1/2"

General Notes

A-3

1A&B

Side Yard Setback

A-3

1A&B

5'-0" Side Yard Setback

500 E. North Ave Lake Bluff, IL 60044

Remove existing gable roof. When rebuilding
the existing ridgeline east of the 5'-0" side
yard setback will be maintained at original
height.

7'-2 1/2"

A-3

6'-0" head
clearance

2x10 Rafters
@ 16" o.c.

4.0LF

6'-0" head
clearance

7.25LF

Dressing Room
(138 sf)

Bedroom #1

3"

2'-11 1/4"

2A&B

2'-6"x6'-8"

Bedroom #1
(127 sf)

6'-0" head
clearance

4.25LF

4'-10 1/2"

4'-3 5/8"

6'-0" head
7.25LF clearance

3.75LF

2A&B

2A&B

A-3

A-3

6'-0" head
clearance

2A&B
A-3

2'-6"x6'-8"

Dressing Room 113 sf
Bathroom
78 sf
Total
191 sf

East Property Line

6'-0" head
clearance

Bedroom #3

Bedroom #2

6'-0" head
clearance

6'-0" head
clearance

EQ
4'-6"

E

A-3

1A&B

Bedroom #4

6'-0" head
clearance

6'-0" head
clearance

Bedroom #4
(146 sf)

A-3

1A&B

6'-0" head
clearance

6'-0" head
clearance

6'-0" head
clearance

Side Yard Setback

Bedroom #2
(104 sf)

East Property Line

Attic
Access

Address how to get heat & AC
into existing bedroom

1

Remove existing window
& gable dormer

Dn

4'-0" half wall

Bedroom #3
(69 sf)

Remove existing window

Framed mirror

GFI

GFI

Dn

Side Yard Setback

Bath Room
(78 sf)

E
Dn

2x10 Rafters
@ 16" o.c.

Framed mirror
Alternate: Heated floor

6'-0" head
clearance

Bench

EQ
4'-7"

Velux D26
Skylight

B42

Enlarge attic access to
either 3'-0" x 3'-0" panel
or pull-down ladder (VIF)

B36

Sliding Door

Dn

B36

GFI

Skimcoat or drywall over
BR1 & 2 walls & ceilings

B

Second Floor Plan - Proposed
Scale: 1/4" = 1'-0"

B

Second Floor Plan - Existing
Scale: 1/4" = 1'-0"

Side Yard Setback

T

Existing & Proposed
2nd Floor Plans

A-2
© 2020 Copyright Lake Effect Architects, Inc.
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Scale: 1/4" = 1'-0"

4

North Elevation -Option 1
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Building Elevations
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© 2020 Copyright Lake Effect Architects, Inc.

Village of LAKE BLUFF
STREET #

500

DIRECTION

E

STREET

NORTH

ABB

AV

ILLINOIS URBAN ARCHITECTURAL
AND HISTORICAL SURVEY

PIN
LOCAL
SIGNIFICANCE
RATING

S

POTENTIAL IND
N
NR? (Y or N)
CRITERIA
Contributing to a
NR DISTRICT?

C

Contributing secondary structure?
Listed on existing
SURVEY?

-

IHSS

GENERAL INFORMATION
CATEGORY

building

CURRENT FUNCTION Domestic - single dwelling

CONDITION

excellent

HISTORIC FUNCTION Domestic - single dwelling

INTEGRITY

moved

REASON for
SIGNFICANCE

SECONDARY STRUCTURE
SECONDARY STRUCTURE

ARCHITECTURAL DESCRIPTION
ARCHITECTURAL
CLASSIFICATION

PLAN

T

NO OF STORIES

2

ROOF TYPE

gable

ROOF MATERIAL

asphalt shingle

FOUNDATION

parged

PORCH

enclosed front entry

Gothic Revival

DETAILS
DATE of construction 1876
OTHERYEAR
DATESOURCE

Pictorial History, p. 17

WALL MATERIAL (current)

stucco
WINDOW MATERIAL wood

WALL MATERIAL 2 (current)
WINDOW MATERIAL
WALL MATERIAL (original)

wood clapboard
WINDOW TYPE

double hung; casement

WINDOW CONFIG

5 light; 1/1

WALL MATERIAL 2 (original)
SIGNIFICANT
FEATURES

Stick work in gable peak; "stick style" brackets; saw tooth detailing under gable; ornamental wood window surrounds
with carved scroll designs; gabled dormers

ALTERATIONS Stucco cladding; enclosed/removed porches; rear addition; brick front steps

HISTORIC INFORMATION
HISTORIC
NAME

Lake Bluff Camp Meeting
Association Head

COMMON
NAME
PERMIT NO
COST
ARCHITECT
ARCHITECT2
BUILDER
ARCHITECT
SOURCE

HISTORIC
INFO

Moved in 1898 from the 500 Block of E. Prospect Avenue to
this site.

PHOTO INFORMATION

LANDSCAPE

SURVEY INFORMATION
PREPARER

ROLL1

8

FRAMES1

3

Jennifer Kenny

PREPARER
ORGANIZATION

ROLL2

SURVEYDATE

11/3/1997

FRAMES2

SURVEYAREA

Lake Bluff Camp Meeting Assn

ROLL3
FRAMES3
DIGITAL
PHOTO ID

500

30' setback; fronting on residential
street; mature trees; side driveway

txtImageID:

#Name?

txtImageNote:

No image name speci

NORTH

can be rented by the week, or for the season,
at reasonable rates." Paying a small fee for
ground rent, persons bringing their own tents
could be accommodated at a location chosen
by the tent committee. 12 A huge tent, 100 feet
xl00 feet and 50 feet high to serve as a
tabernacle seating 3000, 13 was to be built east
of the hotel on a block surrounded by Prospect
Avenue on the north, Simpson Avenue on the
east, Ravine Avenue on the south and Park
Place on the west. 14

10 East North Avenue, 1997

If people didn't wish to board at the hotel or
stay in tents, they could purchase cottages
based on plans provided by the Association.
To quote the Annual, "Cottages, after the plan
on the title page, will be built within twenty
days from receipt of the order and guaranty
for two hundred fifty dollars." 15 Not many
cottages were built during the first two or
three years. 16 The homes that were built were

either Gothic Revival or vernacular gablefront houses with a vertical emphasis,
suggesting the somewhat more elaborate
house with details derived from Gothic
architecture. The finest existing example is
the house built by J. Edward Lee, who was to
become one of the LBCMA first trustees. 17
This house, located at 345 East Center
Avenue, was constructed c. 1877. Its
stickwork, seen in the open truss on the front
gable, exposed rafters and wide veranda with
simple diagonal braces recalls the structural
emphasis of Gothic architecture. The pointed
arch windows reinforce this connection.
Inspiration for Gothic Revival cottages and
houses came from Andrew Jackson
Downing's pattern books of the 1840s and
1850s. His designs often resembled little
churches, and the religious association is apt,
for to Downing the Gothic style embodied
"the irregular spontaneous irrational quality
that made the home an emotional refuge from
the market place." 18 The office for the
Association, located on the south side of
Prospect Avenue,just east of Park Place, also
had structural stickwork, but unlike
Thatcher's or Lee's houses, its front gable
was heavily encrusted with richly cut
bargeboard (gingerbread). This decoration
created an even closer connection to the
heavily ornamented architecture of the
Gothic period. At the turn of the century, the
building became a residence and was moved
to 500 East North Avenue. Subsequently, it
was stuccoed and expanded, though the
window treatment on the front is original.
The cottage at 213 East Center Avenue, is
modest, but has decorative bargeboard in the
gable.
Typically the Camp Meeting
Association cottages had little ornament and
simple narrow gable fronts, built to fit on the
25-foot lots. Several of them may be found
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along Center and Prospect Avenues. Despite
alterations over the years, gable-front homes
dominate the streetscape of the north side of
the 200 and 300 blocks of Prospect Avenue.
Fine examples of gable-front cottages dating
from the Camp Meeting Association period
include the following:
•

•
•
•
•
•
•

•
•
•
•
•

210 East Center Avenue
213 East Center Avenue
345 East Center Avenue
10 East North Avenue
120 East North Avenue
126 East North Avenue
320 East North Avenue
500 East North Avenue
314 East Prospect Avenue
346 East Prospect Avenue
414 East Prospect Avenue
713 East Prospect Avenue

In 1882, James B. Hobbs became president of
the LBCMA and served until the Association
disbanded in the 1890s. It was in this same
year that the community abandoned the name
Rockland in favor ofLake Bluff. Immediately
upon Hobbs' becoming president, the first
addition to Lake Bluff was recorded, running
from Simpson Avenue east to Sunrise, south
from Center, with most lots 50' wide. On land
that was originally platted as park, Gustavus
Swift, founder of the Swift meat packing
company, built two large summer houses, one
for himself and one for his son, at 701 and 707
East Prospect Avenue. With vertical siding
and front balconies with wood stickwork,
Swift's house was originally Gothic Revival;
today both Swift houses have been stuccoed
over. Stuccoing wood homes was a way of
"modernizing" in the twenties, and this
happened to many Lake Bluff cottages,
including the original LBCMA office. In

1883, under Hobbs, the LBCMA built a new
large wood tabernacle that consisted of a roof
with open sides. He also initiated plans for a
new hotel, the Irving. Facing Prospect
Avenue, this large wood structure took up the
entire block bounded by Prospect, Center,
Harris (Moffett) and Maple. It stood five
stories high, and was very grand, containing
shops, bowling alleys, a billiard room and
several large parlors as well as rooms for 500
guests.
As part of Hobbs' policy of
expansion, 100 acres to the north were
platted, also with 50-foot Jots. Stockholders
included some of the city's most notable
names, including Deering, J. V. and C. B.
Farwell of Lake Forest, H. N. Higenbotham
(later chairman of the 1893 World's Fair),
Swift, Orrington Lunt of Evanston and
Frances Willard along with the Women's
Christian Temperance Union. The newly
p Jatted land extended from Center north to
Blodgett and from Gurney west to the
railroad, which Thatcher had bought from the
Gurnee heirs in 1875. The southerly part of
Ben C!oes' land was also purchased to
extend the new subdivision to the Jake. 19
Once this North Addition was included as
part of the Association, a street was named
for Abner Scranton, who helped finance the
expansion, and land east from Sunrise
Avenue was designated as park land. In
1890, Hobbs was the owner of this North
Addition. Soon thereafter, the LBCMA
trustees laid out two blocks between the
Hotel Irving and Sunrise as Lake Bluffs
Second Addition and three blocks between
Evanston and the new 10-acre Artesian Lake
(which had been created just south of Center
Avenue across from the present Village Hall)
and south of Center as its Third Addition.
Following Hobbs' example, they dedicated
for park purposes all their land east of
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Although the Village of Lake Bluff is
predominantly made up of single-family
residences, the Village has three important
character defining commercial buildings.
There is one commercial storefront building
important to the history ofLake Bluff(20 East
Scranton Avenue) and two brick two-story
buildings dating from the mid- l 920s with
shops on the first floor and apartments above:
the Colonial Revival building at 103-113 East
Scranton Avenue, designed by architeet--Stanley Anderson, and the Tudor Revival
building at 28-38 East Center Avenue. They
set the historic character of the village's
commercial center. The areas surveyed also
contain three religious structures and one
school.

PROMINENT HIGH STYLES IN
THE VILLAGE OF LAKE BLUFF
The following is a description of the high
styles represented in Lake Bluffs residential
architecture. Approximately 60% of the
buildings surveyed may be characterized as
High Style. The survey areas' most prevalent
styles popular before 1900 and associated with
the Victorian Era are Gothic Revival and
Queen Anne. The historical revival styles
most preferred include Colonial Revival, Cape
Cod, Tudor Revival, and French Eclectic.
There are also Prairie Style and Craftsman
houses and bungalows in the areas surveyed.
Fewer examples are found ofltalianate, Dutch
Colonial Revival, Spanish Eclectic,
Renaissance Revival, Art Deco and Post
Modern. There is also a prefabricated
"Motohome," which is unlike any other
building of its prefabricated type on the North
Shore.

GOTHIC REVIVAL
The Gothic Revival Style, popular in the
Chicago area from about 1860 to 1880, takes
its inspiration from Europe's great medieval
cathedrals, which were characterized by
verticality, structural expression and richly
carved stonework. The relationship, however,
is more sentimental than literal. In Gothic
Revival houses, steeply pitched gable roofs
are often decorated with crisply cut
ornamental bargeboard (commonly called
gingerbread) or stickwork to suggest the
home's underlying framework. Windows are
tall and narrow and frequently have pointed
arches. Built by local craftsmen, these homes
were sometimes called "Carpenter Gothic."
The association with religion is appropriate in
Lake Bluff, where even vernacular homes,
with little ornamentation, have front gables
suggesting the verticality typical of Gothic
architecture. Of the Gothic Revival houses
surveyed, the finest example can be found in
the J. Edward Lee House at 345 East Center

345 East Center Avenue, 1997

Avenue, built in 1877. Its noteworthy features
include gable roofs with wood braces
reflecting the building's structure, ornamental
balustrades and windows with pointed arches.
Although the Gothic Revival structure at 500
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North Avenue has been converted into a
house, has been moved from its original
location, has received several additions and
has been sheathed in stucco, its original
stickwork, window treatment and front-facing
gable are intact. The house serves as a visual
reminder that it served as the headquarters of
the Lake Bluff Camp Meeting Association.

begun to wane in popularity. Although there
are no carved brackets and the porch was very
likely enlarged, with the supporting posts
changed, the general form, roofline and
window treatment are typical of the Italianate
style.

QUEEN ANNE
ITALIANATE

666 Maple Avenue, I 997

The Italianate style was popular in the
Midwest at around the same time as the
Gothic Revival, from 1860 to 1880. It was
loosely based on the Italian country villa and
grew as a reaction to the formal Classical
ideals that had dominated architecture for 150
years. Italianate houses are generally a full
two stories topped by low pitched roofs that
have deep overhanging eaves supported by
ornamental brackets. Tall narrow window
topped by flat decorative lintels are common.
Most Italianate homes have broad front
porches that sometimes wrap around the
corner. There is only one Italianate house
surveyed in Lake Bluff. It is located at 666
Maple. Unlike typical Italianates, it is noted
in the Illinois Historic Structures Survey as
having been built in 1886, after the style had

The Queen Anne style followed the Gothic
Revival and Italianate period. Queen Anne
houses were built all over the country from
1880 until approximately 1910. The style was
named and popularized by a group of 19thcentury English architects led by Richard
Norman Shaw.
Its name, however, is
peculiarly inappropriate since the stylistic
characteristics have little to do with the Queen
Anne period or the formal Renaissance
architecture that dominated during her reign
(1702-1714). Roots for the style are found in
styles prevalent during the Elizabethan and
Jacobean periods. It is characterized by
asymmetry and irregularity in overall shape,

550 East Center Avenue, 1997
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nomination form must be prepared; this
involves a full physical description of the
property, extensive research to document and
prove its significance, and an evaluation ofits
importance within the local context. The
nomination is submitted to the Illinois
Historic Preservation Agency, evaluated by
the Illinois Historic Sites Advisory Council,
and sent to the U.S. Department of the Interior
for listing. Neither the National Register in
Washington nor the Illinois Historic
Preservation Agency has control over any
future changes to a property, including ,
demolitions, unless a state or federal
undertaking is involved or unless a property
owner has utilized tax incentives. There are at
present two Lake Bluff properties that are
individually listed on the National Register:
the Lester Armour House at 700 Arbor Drive
and "Tangley Oaks," the Philip D. Armour III
House at 900 Armour Drive.
Submitting a National Register nomination is
a direction that the village of Lake Bluff could
undertake. Of those buildings surveyed, the
following would very likely meet National
Register criteria and be individually eligible
for the National Register:
•
•

•
•
•
•

Lake Bluff Village Hall, 40 E. Center
Avenue, Webster Tomlinson, 1905
J. Edward Lee House, 345 E. Center
Avenue, Lake Bluff Camp Meeting
Association, 1877
Mrs. Rosa West House, 403 E. Center
Avenue, 1895
Edward Kelley House, 136 Green Bay
Road,HowardVanDorenShaw, 1916
Motohome, 105 E. North Avenue,
Robert W. McLaughlin, Jr., 1935
Elizabeth and Lucy Brennan House,
244 E. North Avenue, 1917

•

•

•
•

•

Arthur L. Richards Company House,
231 E. Prospect Avenue, Frank Lloyd
Wright, 1917
Chicago & North Western Railway
Station, 550 Sheridan Road, Frost and
Granger, 1905
"Crabtree Farm," Sheridan Road,
Solon S. Beman, 1905
Lake Bluff Camp Meeting Association
Headquarters Building, 500 North
Avenue (moved), 1876
Henry Ostrander Rooming House, 666
Mawman Avenue, 1855

This list should not be considered complete,
and further research could suggest the
inclusion of other properties.
It is possible to nominate a large number of
properties to the Register by submitting what
is called a "multiple property nomination."
This type of National Register listing can
include both historic districts and individual
buildings or a group of single individually
significant buildings scattered throughout the
village. Several structures could thus be
nominated at one time. A considerable
amount of information has been already been
gathered on buildings on the Mawman
Avenue and Lake Bluff Camp Meeting
Association areas, but it would be desirable to
survey the rest of the village and to undertake
more extensive research on the eligible
properties already surveyed to begin
assembling a multiple property nomination.
Complete information is necessary to define
appropriate property boundaries for potential
historic districts. It is also necessary when
nominating individual properties because the
National Register process requires comparing ·
a nominated building to others that share
similar physical characteristics and historical
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APPENDIX A: Lake Bluff buildings on the Illinois Historic Structures
Survey and Illinois Historic Landmarks Survey
Illinois Historic Structures Survey (October t 973):
•
•
•
•

•
•
•

•
•
•

•
•
•
•
•
•
•
•

Village Hall, (108) Center Avenue, 1905, Tomlinson, architect W-849/21
Residence, 345 Center Avenue W-849/19
Armour House, Armour Estate, 801 Green Bay Road, 1934, H. T. Lindeberg W-848/8,9, 10
Summer House, Armour Estate W-848/11,12
Gate House, Armour Estate W-848/13,14
Commonwealth Edison Substation, E. side Green Bay Rd.,@Thomwood Ln. W-848/18
Stonebridge Conservatory, W. side Green Bay Road,@ Witchwood W-848/15
Residence, 618 N. Maple, c. 1913, Tomlinson, architect W-848/26
Ely House, 111 Moffett, 1917-19, David Adler, architect W-850/35a,36a
Ely Estate Gate Houses, 115 & 109 Moffett Road, W-851/3,4
Residence, 244 E. North Avenue, c. 1910 W-848/22,23
Residence, 500 E. North Avenue, 1875, W-848/25
Residence, 223 Prospect Avenue, W-850/7a
Residence, 345 Prospect Avenue, 1912 W-850/4a
School, 200 Scranton Avenue, W-848/37
Barn and Outbuildings, Wm. Blair Estate, E. Side Sheridan Rd. W-931/2,3
Silo, Wm. Blair Estate W-931/5
Farm Buildings, Wm. Blair Estate W-931/6,7

Illinois Historic Landmarks Survey {April t 975):
•
•
•
•
•
•
•
•
•

Ostrander House, 666 Mawman Ave., 1855, Home oflocal manufacturer Henry Ostrander,
L-H-65
Village Hall, 40 E. Center, 1905, L-H-66
Trusdell House, 115 E. Center, 1890, Home of former village president, L-H-67
Hobbs House, 125 E. Center, 1890, Home of former president of Chicago Board of
Trade, L-H-68
Methodist Deaconess Orphanage, 209 Scranton, 1895, L-H-69
Thatcher House, NW comer Prospect & Gurney, 1877, Home of Sol. Thatcher, of Lake
Bluff Camp Meeting Association, L-H-70
Camp Meeting Office, L-H-71, 500 North Ave., 1875, Original office, L-H-71
Cloes House, 666 Maple Ave., 1886, Home ofBenj. Cloes, manufacturer, L-H-72
Ely-Poole Estate, 111 Moffett, 1914, French provincial mansion built for Ralph Poole.
Designed by David Adler, L-H-73
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Glen Cole
From:
Sent:
To:
Subject:

Michael Goldsberry <michael.goldsberry@gmail.com>
Saturday, April 16, 2022 12:26 PM
Glen Cole
Question/notification of public hearing letter

Hi Glen, hope this finds you well and having a great week.
Received the Village letter regarding the petition of 500 E. North Ave. to the PCZBA for a variance on the
daylight plane and personally don't have an opinion on this petition--really between those
neighbors. However, I just wanted to make sure there is no 'unintentional precedence' set for the expectations
of other homeowners/developers/home flippers at least in this neighborhood. As you know, our block of E.
North Ave. is one of the oldest in Lake Bluff with small property plots and realize that over the next several
years, as the current generation of homeowners move out, that there is likely to be significant changes to the
homes in our area.
My question is that whatever the ruling might be, a ruling in the affirmative would be understood, on the record
by the Board, that this doesn't mean other petitioners would get the same favorable ruling.
Happy to chat if this even needs to be discussed at the meeting or if my e-mail would suffice as my concern
should this become an issue for my home and potential tear down/rebuild or significant remodel requests of
potential, future considerations--which I hope I don't need to worry about, but wanted to flag the concern.
Best,
Michael

1

Glen Cole
From:
Sent:
To:
Subject:

rtaub5@aol.com
Monday, April 18, 2022 9:50 AM
Village of Lake Bluff
Public Hearing (Reidy) - Lake Bluff Joint Plan Commission and Zoning Board of Appeals

April 18, 2022
To: Lake Bluff Joint Plan Commission and Zoning Board of Appeals
Re: Notification of Public Hearing 500 East North Avenue (PIN 12-21-206-006) and 502 East North Avenue (PIN 12-21206-007)
We are supportive of our neighbors' (MIke and Trish Reidy) petition seeking to modify and construct an addition to their
residence at 500 East North Avenue.
Bob and Linda Taubenheim
501 East North Avenue
Lake Bluff IL 60044

1

Added by Supplement
on April 28, 2022

Glen Cole
From:
Sent:
To:
Cc:
Subject:

Meghan Ganzer <meghan.ganzer@gmail.com>
Friday, April 22, 2022 6:39 PM
Village of Lake Bluff; Glen Cole
Ryan Ganzer
500 E. North Ave

Hi Glen,
We received your notice regarding the renovations at 500 E. North Ave. We are unable to make the hearing but do not
have any objections to the petition.
Thanks,
Meghan & Ryan Ganzer
501 E. Washington

1

Added by Supplement
on April 28, 2022

Added by Supplement
on April 28, 2022

Village of Lake Bluff
Planning & Zoning Commission
April 28, 2022

500 E. North Avenue Lake Bluff, Illinois

Added by Supplement
on April 28, 2022

Existing conditions north side of the houses

Existing rake projection
approximately 1’’-10.5”

Closer view north side of the houses

Added by Supplement
on April 28, 2022

Closer view south side of the houses

Added by Supplement
on April 28, 2022

SITE RESTRICTIONS
Zoning
Front Yard Setback
Side Yard Setback
Lot Size
BUILDING RESTRICTIONS
Max. Bldg. Height
Max. Open -Air Porch Bonus
(3.5% of total lot)
Max Floor Area
6,409 x 0.4 =
Impervious Surface Coverage 50% =
Detached Garage Max.
(rear 25% of lot, 5ft setbacks)

R-4
30'-0"
5'-0"
6,409 s.f.
32'-0"
224 s.f.
2,563 s.f
3,204 s.f.
440 s.f.

VARIANCE REQUEST
East side yard setback addition to pre-existing no conformance
East side yard daylight plane addition to pre-existing no conformance

•
•

Commonly known as: 500 E. NORTH AVENUE, LAKE BLUFF, ILLINOIS.
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