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CIHHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Bass and members of the Zoning Board of Appeals
DATE: April 28th, 2025

ADDRESS: 270 Overlook Drive

FROM: Luis Prado, Assistant Planner

SUBJECT:  Steep Slope Setback Variance

OWNER PROPERTY LOCATION ZONING DISTRICT

Brian and Veronica 270 Overlook Drive R3 - Single Family

Denicolo Residential District
PROJECT REPRESENTATIVE

Wells Wheeler, Architect

Summary of the Request
This is a request for a recommendation in support of a steep slope setback
variance for a partially above grade basement addition.

Description of the Property

The property is located on the south and east side of Overlook Drive, near the
cul-de-sac. The property was created as a part of the Ringwood subdivision
which was approved in 1963. The house was built in 1975. Permit records show
various alterations over fime. Most of the house does not comply with the steep
slope setback in effect today.

FACTS
Compliance/Non-Compliance with Key Code Requirements

% The property complies with the minimum lot width for the R-3 zoning
district.
The property complies with the minimum lot size for the R-3 zoning district
of 40,000 square feet.
The existing residence complies with the front yard setback, rear yard
setback and the side yard setbacks.
The existing residence does not comply with the steep slope setback.
The proposed partially above grade basement addition will not comply
with the steep slope setback. The steep slope setback extends 20’ from
the point at which a 22 degree line, extended from the bottom of the
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ravine, intersects the table land. The purpose of the setback is to ensure a
higher level of review for structures proposed adjacent fo ravines.

% The proposed partially above grade basement addition is located on the
street side of the house, away from the ravine.

Physical, Natural or Practical Difficulties
% The house as originally constructed was in compliance with the zoning
regulations in effect at that fime.

Staff Evaluation

The petitioner proposes to construct a partially above grade basement addition
that will extend in front of the home. The proposed addition will encroach 16.5
feet into the steep slope setback. As noted above, the addition will be located
away from the ravine. It will be less nonconforming than the existing residence.
The City Engineer reviewed the plans and the condition of the ravine and
recommends support of the variance.

Findings of Fact

Based on a review of the information submitted by the petitioners, an analysis of
this request based on applicable portions of the Zoning Code, and a
recommendation from the City Engineer, staff submits the following findings in
support of a steep slope variance for the basement addition.

1. The proposed basement addition will not alter the essential character of
the neighborhood. The addition, except for the proposed skylights, will
extend no more than 3.5 feet above grade and the visual impact of the
addition is mitigated by vegetative screening. The addition will have o
green roof.

2. The conditions upon which the steep slope setback variance is requested
are generally unigue to this neighborhood and this specific property. These
conditions include the site’s geography, the original siting of the house in
proximity to a ravine, and the fact that the addition is proposed on the
street side of the house, away from the ravine. These conditions are not
commonly applicable to other properties in the same zoning district
throughout the City.

3. The hardship which necessitates a steep slope variance is the siting of the
home near the ravine, prior o the adoption of the steep slope setback
regulations.

4. No evidence has been submitted that indicates the steep slope setback
variance if approved, will increase congestion, endanger public safety, or
diminish property values in the neighborhood.
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PUBLIC COMMENT

Standard public notice of this request was provided by the City to surrounding
residents and property owners. Notice was also published in the Lake Forester
and the agenda was posted at public locations and on the City’s website. As
of the date of this writing, no correspondence has been received.

RECOMMENDATION

Based on the findings presented above, recommend approval of a steep slope
setback variance to allow a partially above grade basement addition to
encroach no further than 16.5 feet into the steep slope setback at the point of
furthest encroachment consistent with the plans submitted to the Board. The
following conditions of approval are recommended.

» The height of the addition, except for the proposed skylights, will be no
greater than 3.5 feet above the existing grade, consistent with the plans
submitted to the Board.

» A landscape plan shall be submitted reflecting the existing vegetation
and any proposed vegetation which will screen the addition and mitigate
light spillover from the proposed skylights.
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LHARITTRED 1350l

THE CITY OF LAKE FOREST
ZONING BOARD OF APPEALS APPLICATION OF ZONING VARIANCE

PROJECT ADDRESS 0? 70 O VECLooK ].Z’[ VE Z_AKE 75(35‘57', (C Loors

ZONING DISTRICT

Property Owner () Name ’Bﬁ Ay & l/ (ZZSY, WA'/%M eo /6‘)
g

(may be different from project adress)  Address § AME —
Phone _ 3 (Q 284 7L 0O Fax
Email '5'1712/\1" X & TCLoud, fopn

Applicant/Representative nme  WeLS I Ueaei-
Title ARaiHTET

address [ (op N A\/\JA\)\Afaqu Po. loave =T -
Phone PAF 04} @A’CB? Fax
Emall \OARC N @ SIRCLaLPAL  ANST

(¥ different from Property Owner)

Beneficial Interests Staff Reports are Available the Friday before the Meeting
Corporation []  See Exhibit A Emall Report ~ Owner [ Representative [
Parinership 1 Exhibit B Fax Report: Owner [] Representative )
Trust, fand or other See Exhibit C Pick Up Report:  Owner [ Representative ]
Signatures

1 have read the complele application packet and understand he variance process and criterla. 1understand that this matter will

be scheduled for a public hearing when a determination has been made that my application Is complets.
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—=7 Ovlner { Date
2~ i for—

- Owner Date

Applicant/Representative Date



TRUST OWNERSHIP (ExxiBITC)

Please list the Trust number and name and address of the Trustee, as well as the names and addresses of
all beneficiaries of the Trust, together with their respective interests in the Trust. The application shall be
further verified by the applicant in his capacity as Trustee or by the beneficiary as a beneficial owner of an
interest in the Trust and the application shall be signed individually by as many beneficiaries as are
necessary to constitute greater than 50% ownership of the beneficial interest of the trust.
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A 1

Name Name
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Wells P, Wheeler

A o Architect o
7N\ 1100 North Waukegan Road
| Lake Forest, Illinois 60045

I W 847 804 0487
— wwarch@sbcglobal.net

February 12, 2025

ZONING BOARD OF APPEALS VARIANCE REQUEST
270 OVERLOOK DRIVE | STATEMENT OF INTENT

Attn: Luis Prado, Assistant Planner 847-810-3520 pradol@cityoflakeforest.com
The City of Lake Forest, 800 Field Drive, Lake Forest, Illinois, 60045

Our project is an all-purpose indoor sports activities area addition to the existing DeNicolo Residence
at 270 Overlook Drive. The residence was designed in 1974 for Mr. & Mrs. Charles Glore by
architect Robert M. Roloson. The Elliott Family extensively remodeled the house in 2003. Most of
the modifications were to the interior of the house, and a new greenhouse comprised a very small
extension of the footprint. This contemporary house features minimalist detailing, windowless
masonry walls facing the street, a covered front entryway with colonnade, skylights, and a flat roof.
The highly glazed southern elevation is focused on views to the ravine and outdoor living spaces.

Most of this unique residence is non-conforming with the steep slope setback, which was
superimposed on this ravine site in the late 90's. The DeNicolo Family is proposing an addition on
the north side of the house adjacent to the front entryway and extending a portion of the west
bedroom wing of the residence. This addition will intrude somewhat on the steep slope setback, but
the concept is to minimize the visibility of the additional volume. The simple geometry of the
existing structure will be replicated in the addition with a low profile extension at the basement level.
By utilizing a green roof system on the addition, we hope to further minimize the visual impact of the
new construction. Since the proposed addition is located on the street-side of the existing residence,
we don't see that the new portion of the building would have any deleterious effects on top-of-ravine
stability.

In reviewing the elements of our proposal, we suggest that the improvements to this property are
consistent with zoning variance criteria:

1. The variance, if granted, will not alter the essential character of 270 Overlook Drive, the
surrounding area or the larger neighborhood. This neighborhood is characterized by custom
residences in a wide variety of styles.

2. The conditions upon which a petition for a variance are based are unique to this property
due to the geometry of the property and its adjacent ravine, and are not applicable, generally, to other
property in this R-3 zoning district.

3. The hardship in conforming with the requirements of this chapter is caused by the
adoption of the steep slope setback and has not been created by the actions of any previous residents
of this property.

4. The proposed variance will not impair adequate light and air to adjacent property, nor will
it impair public functions or values within the neighborhood.

Respectfully submitted,

AN

Wells P. Wheeler, ALA
Architect
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587-589 Ivy Court
Accessory Structure Side and Rear Yard Setback Variances

Staff Report
Vicinity Map
Air Photos

Materials Submitted by Petitioner
Application

Statement of Intent

Proposed Site Plan

Proposed Elevations

Proposed Floor Plan

Proposed Roof Plan

Proposed Section

Photographs

Existing and Proposed Grading Plan

Materials shown in italics are included in the Board packet only. A complete copy of the packet
is available from the Community Development Department.
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THE CITY OF

LAKE FOREST

CIHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Bass and members of the Zoning Board of Appeals
DATE: April 28, 2025
FROM: Michelle E. Friedrich, Planning Technician

SUBJECT:  587-589 Ivy Court - Side and Rear Yard Accessory Structure Setback
Variances

PROPERTY OWNER PROPERTY LOCATION ZONING DISTRICT
Mcllvaine Enterprises, LLC 587-589 Ivy Court GR-3

Bruce Mcllvaine

1062 S. Green Bay Road

Lake Forest, IL 60045

REPRESENTATIVE

Wells Wheeler, architect
1100 N. Waukegan Road
Lake Forest, IL 60045

SUMMARY OF REQUEST

This is a request for approval of side and rear yard accessory structure setback
variances to allow construction of a replacement detached garage. This
duplex residence was purchased by Mcllvaine Enferprises 5 years ago and has
undergone significant upgrades since that time. Variances were granted in
2020 for an open front porch and for the location of air conditioning unifs.

This property is located on the south side of lvy Court, just west of Maywood
Road. This property is part of the Wolfe and Dhamer Subdivision platted in 1959.
The property was developed with a duplex residence in 1960 and the detached
garage in 1971.

FACTS
Compliance/Non-Compliance with Key Code Requirements
% The proposed improvements comply fully with the lot coverage limitation.
< The proposed improvements comply fully with the square footage
limitations.
<% The proposed garage exceeds that allowable width by two inches.

800 FIELD DRIVE » LAKE FOREST, [LLINOIS 60045 « TEL 847.234.2600 ¢ wwWW.CITYOFLAKEFOREST.COM




% The existing detached garage does not comply with the side (east) or rear
yard accessory structure setbacks.

The proposed replacement detached garage does not comply with the
side (east) or rear yard accessory structure setbacks.

The property complies with the minimum lot width.

The property complies with the minimum lot size.

.
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Physical, Natural or Practical Difficulties
% The existing garage was constructed in 1971 in compliance with the Code
provisions in place at that time.
% The existing garage is two inches wider that currently permitted by the
Code, the replacement garage is proposed to be the same width, in the
same footprint.

STAFF EVALUATION

This property is located within the GR-3 zoning district. The property owner
acknowledged at the time he acquired the property in 2020 that the detached
garage required replacement. Due to overhead utility lines serving the
neighboring property which were located just above the garage, demolition
and construction of a new garage could not be done safely. Recently, the
utility lines were removed and relocated underground making replacement of
the deteriorating garage possible.

As noted above, the existing garage was permitted and constructed in
accordance with the setbacks in place atf the time of construction and the
proposed detached garage will be replaced in the same location. The
petitioner explored shifting the garage further from the property lines, but 1o
allow for adequate maneuvering space into and out of the garage, the
replacement garage is planned in the same footprint as the existing garage.
The height of the garage is increased slightly to accommodate a taller garage
door appropriate for modern day vehicles. The existing garage has a gutter
and virtually no eave. The replacement garage has a 12 inch eave with a
gutter to properly address stormwater runoff from the garage. As @ result, the
eave of the replacement garage encroaches slightly further into the setbacks
than the existing garage. The garage is proposed 2 feet from the east property
line and 2 feet from the south property line, including the eave and gutter.

FINDINGS OF FACT

Based on review of the information submitted by the petitioners, site visits and an
analysis of this request based on applicable portions of the Zoning Code, staff
submits the following findings.

1. The variances will not alter the essential character of the subject property,
the surrounding area, or the larger neighborhood in which the property is
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located. The garage will be replaced in the same location as it has existed
for over 50 years.

2. The conditions upon which the variances are requested are unique to the
property and the existing character of the neighborhood and are not
universally applicable to other properties in the same zoning district in other
areas of the community.

3. The difficulty or hardship in conforming with the setback requirements has
not been created by any person presently or formerly having an interest in
the property as the existing garage was constructed in conformance with
the Code. The replacement garage will be in the same footprint as the
existing garage with slightly deeper eaves.

4. The variances will not impair light or ventilation to adjacent properties,
increase congestion, endanger public safety, or substantially diminish
property values. The proposed garage will replace a deteriorating structure
and will be an improvement to the neighborhood.

PUBLIC COMMENT

Standard public notice of this request was provided by the City to surrounding
property owners. Notice was published in the Lake Forester, the agenda was
posted at five public locations and posted on the City's website. As of the date
of this writing, no correspondence has been received.

RECOMMENDATION

Based on the findings presented above, recommend approval fo the City
Council of side and rear yard accessory structure setback variances to allow a
replacement detached garage 2 feet from the side (east) property line and 2
feet from the south property line (including the eave and gutter), as shown on
the site plan in the Board's packet.
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THE CITY OF LAKE FOREST
7 ONING BOARD OF APPEALS APPLICATION OF ZONING VARIANCE

PrROJECT ADDRESS 587 - 589 Ivy Court, Lake Forest ILL. 60045

ZONING DISTRICT

Property Owner (s) Name

{may be different from project address)  Address
Phone

Email

MclLvaine Enterprises, Inc

1062 S. Green BayRd, Lake Forest ILL 60045

847-502-6800 Fax

bimcinc@aol.com

Applicant/Representative Name
Title

(if different from Property Owner)
Address

Phone
Email

Beneficial Interests
Corporation

Partnership

Trust, land or other

[x] SeeExhibit A
[0 SeeExnibitB
[0 SeeExhibitC

Wells Wheeler

Architect

1100 N. Waukegan Rd, Lake Forest ILL 60045

847-604-8819 Fax

WWarch@sbcglobal.net

Staff Reports are Available the Friday before the Meeting
Email Report: Owner [ Representative
Fax Report: Owner [ Representafive
Pick Up Report:  Owner [ Representative

Signatures

| have read the complete application packet and understand the variance process and criteria. | understand that this matter will

be scheduled for a public hearing when a determination has been made that my application is complete.

3-J 2005

B | indlnries— /@@m//

Owner Date
Owner Date
Date

Applicant/Representative



CORPORATE OWNERSHIP (ExHiBir A)

Please list the names and addresses of all officers and directors of the Corporation and all shareholders
who own individually or beneficially 5% or more of the outstanding stock of the corporation. In addition, this
application must be accompanied by a resolution of the Corporation authorizing the execution and
submittal of this application.

Mclvaine
Name __;ne,,' ' | Name
Address M’jﬁ Address
Ownership Percentage % | Ownership Percentage %

/

Name M{W#z,df éﬁﬁég ﬁg (s Fpi Name
10625, 10205 Oy LA

Address |l Fop250 L/ Zbé{f  Address

Ownership Percentage / 20 % | Ownership Percentage %
Name Name

Address Address

Ownership Percentage % | Ownership Percentage %
Name Name

Address Address

Ownership Percentage % | Ownership Percentage %
Name Name

Address Address

Ownership Percentage % | Ownership Percentage %




ENTERPRISES
McILVAINE ENTERPRISES

1062 S. Greenbay Road, Lake Forest, IL 60045
847-502-6800 blmcinc@aol.com

The City of Lake Forest
Zoning Board of Appeals Variance Request Statement of Intent
587-589 Ivy Court March 5, 2025

We are requesting a variance for the property at 587-589 Ivy Court to seek relief from the
required side yard and rear yard setbacks for the replacement of the existing non-conforming
garage. The existing garage is in terrible shape, and a variance will allow us to replace it with a
more functional building.

The southeast corner of the existing garage is located 3.3" north of the south property line and
2.85" west of the east property line, The gutters overhang the walls by 12", The side yard
setback for an accessory building is 6°, and the rear yard setback is 10". There is also a utility
easement 5’ to the north of the south property line. The existing structure encroaches on all
these setbacks.

The duplex residence on this property was extensively renovated in 2020, and we appeared
before this board to request a variance for a front porch. The variance was granted, and the
duplex has been successfully occupied since.

At that time I knew the garage needed to be replaced. It was suggested by the City that the
garage replacement be included with that renovation project. However, the existing conditions
at the time were such that they involved an unsympathetic third party. In late summer 2024
there was a kitchen fire (with no injuries) at the east neighbor’s property. The repairs required
the relocation of the overhead electrical service wires. These wires traverse my property and
the existing garage roof. With that condition projected to be resolved, I would like to finish the
job I started years ago.

The existing garage dates from the 1960’s when the property was developed. The floor slab is
badly cracked, and it is not pitched for drainage. The floor typically floods with a half inch of
water when it rains. The wall framing is crumbling and showing signs of rot. The entire south
wall and a portion of the west wall are below grade. The overhead door is 6 tall, and the
current standard is 7. There is no evidence that the existing foundation is sufficient to support
a new building. Our intent is to demolish and rebuild a more functional and safer garage in its
existing location.

We contend that the existing location is the only possible place in the yard for a garage for
proper maneuverability due to the proximity of the existing duplex house and concrete patio
slab and due to the reasonable desire to have some green space in the yard. The existing



conditions require that a smaller car park on the west side of the 2-car garage interior. Keep in
mind this is a duplex, so the property must accommodate 4 cars for off street overnight
parking. There is room for two mid-size cars parked end to end in front of the residence on the
single-lane driveway. Consequently, two cars must park in the garage.

Replacing the garage in its current position will not adversely affect any conditions that have
existed for the last 60 years. Having a new garage on this lot that complements the newly
renovated residence will serve to uplift the street appeal and the neighborhood at large.

Respectfully submitted,

Bruce Mcllvaine
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SoUuTH ELEVATION

I/4n z |-@"

WELLS P. WHEELER, ARCHITECT
ALA
1100 NORTH WAUKEGAN ROAD
LAKE FOREST = JLLINOIS « 80045
CEL: 847 804 0487
LMAIL! WWARCH@SBCGLOBAL.NET



PROPOSED SECTION

12 |
=T T~ |
5[ _— | :
1
|
2x4 CLG JOISTS
Cf £ i =T=T =1 \NF:L
xil = =i
|2||
| i -—;&ﬁ\u
¢ - 7' 6TUDS “
| i__l_ -—|:"
®
L] LP SMART SIDE
i ~ LAP SIDING
: o
T

"
5" |
[(—
| I—
le

GARAGE SECTION

SCALE: 3/8" = 1I'-0"

B —

WELLS P WHEELER, ARCHITECT

SK-03

AL LA,
PRELIMINARY GARAGE PROPOSAL o Eo e e e ooy

v CEL: 847 804 0487
EMAIL] WWARCH@SBCGLOQBAL.NET

MARCH D, 2025



PHOTOGRAPHS

FROM NORTH FROM NORTHWEST

ADJACENT EYESORE

RESIDENCES ON IvY COURT
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engineers | surveyors

Bleck Engineering Company, Inc.
1375 North Western Avenue
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T 847.295.5200 W bleckeng.com
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Agenda ltem 5

13460 Elm Tree Road
Front Yard Setback Variance

Staff Report
Vicinity Map
Air Photo

Materials Submitted by Petitioner
Application

Statement of Intent

Plat of Survey

Proposed Site Plan

Proposed Elevations

Proposed Floor Plan

Proposed Roof Plan

Proposed Landscaping Plan
Existing Photos

Materials shown in italics are included in the Board packet only. A complete copy of the packet
is available from the Community Development Department.

Zoning Board of Appeals
April 28, 2025
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STAFF REPORT AND RECOMMENDATION

TO: Chairman Bass and members of the Zoning Board of Appeals

DATE: April 28, 2025

FROM: Abigail Vollmers, Senior Planner

SUBJECT: Front Yard Setback Variance
OWNER PROPERTY LOCATION ZONING DISTRICT
Scott & Anne-Marie D’Angelo 1360 Elm Ttree Road R4 — Single Family Residence
1360 N. Elm Tree Road 60,000 SF minimum lot size
Lake Forest, IL 60045

REPRESENTATIVES

Diana Melichar, Melichar Architects

SUMMARY OF REQUEST

This is a request for approval of a variance to allow a small portion of an addition to extend into the
Front Yard setback. The original house was not centered on the lot but sited closer to the east side
of the property which is curved to follow Elm Tree Road. The existing southeast corner of the
house cutrently encroaches slightly into the front yard setback along this curve by 2.09” totaling 14.3
SF. The proposed family room addition will be sited on this same southeast corner encroaching
4.23’ and occupying an additional 60.68 SF of the setback. The petitioners plan to remove two
existing accessoty structure sheds located wholly in the front yard setback, near the area where the
addition is planned, during the construction process. These structures currently occupy 261 SF in
the front yard setback.

The propetty is located at the north end of Elm Tree Road and was platted with the original City of
Lake Fortest plat dated July 23, 1857. The lot is 60,131 SF and is a legal conforming lot in the R4
zoning district. The house was built in 1926 by the architect Edwin Hill Clark for Mr. John Posser,
Esq.

On April 23, 2025, the Histotic Preservation Commission approved the design aspects of the project
and a square footage variance for the addition.

FACTS

Compliance/Non-Compliance with Key Code Requirements

¢ The home cutrently encroaches in the front yard setback by 2.09” occupying 14.3 SF.

% The proposed project complies fully with the rear, and side yard setbacks.

¢ A small portion of the proposed addition encroaches into the front yard setback by 4.23” at

the proposed southeast corner, totaling 60.68 SF.

800 FIELD DRIVE ¢ LAKE FOREST, ILLINOIS 60045 « TEL 847.234.2600 +« www.CITYOFLAKEFOREST.COM



Physical, Natural or Practical Difficultics
% The siting of the house was prior to the adoption of the current Zoning Code and is not
located in the center of the lot. Along the curve on the east side of the property, the house
encroaches into the front yard setback. The proper location of the addition given the
interior layout and architecture of the house does not allow for a different placement of the
family room addition thereby increasing the front yard encroachment to 75 SF total.

STAFF EVALUATION

The proposed addition minimally encroaches into the front yard setback for the purposes of a family
room addition. A previous addition in the same general area will be removed to accommodate the
new addition which provides the necessary interior width to make the space functional for use by a
large family.

This property was plated prior to the current zoning regulations and complies with all other
setbacks. The dense vegetative screening around the property will be enhanced to continue to
provide privacy to the neighboring houses. The addition is fully in the rear of the house and is
partially visible from the road at the driveway entrance on the east side of the property.

FINDINGS OF FACT

Based on review of the information submitted by the petitioner and an analysis of this request based
on applicable pottions of the Zoning Code, a review of the history of the area, and site visits, staff
submits the following findings.

1.  The minimal encroachment of the proposed addition into the front yard setback will not alter
the essential character of the property or the streetscape of the neighborhood. With the
existing landscaping, views of the addition will be partially screened.

2. The conditions upon which the vatiance is requested are generally unique to this property
given the original siting of the house and the curved property line on the east side of the lot.

3. The difficulty or hardship results from creation of the lot prior to the application of the
cutrent R-4 zoning and current setbacks to the property.

4. The variance and the resulting addition will not impair light or ventilation to adjacent
properties, increase congestion, or endanger public safety.

PUBLIC COMMENT

Standatd public notice of this request was provided by the City to surrounding residents and
propetty owners. Notice was also provided in the Lake Forester and the agenda was posted at five
public locations. As of the date of this writing no correspondence has been received for the
petition.

RECOMMENDATION

Based on the findings ptesented above, recommend approval of the front yard variance to the City
Council to allow an encroachment of a small portion of the family room addition of no more than
4-9” into the front yard setback and totaling no more than 75 SF.
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LAKE FOREST ZONING BOARD of APPEALS

Request for a Front Yard Setback Variance
For
Mr. Scott & Mrs. Anne-Marie D’Angelo
1360 Elm Tree Road

Request
The D’Angelos would like to correct the existing deficiencies in their home, providing appropriately sized

functional spaces and amenities that support their contemporary family lifestyle. They would also like to
improve their property with a new swimming pool, pool pavilion and landscaping.

Background

The original D’Angelo Residence was designed by architect Edwin Hill Clark for Mr. John Posser, Esg. in
1926. According to building permits on-record at the City of Lake Forest, the home was subsequently
renovated on the interior in 1965 and 2002, a western family room wing was added in 1969, and an
eastern breakfast room was added in 2002. In 1965 a detached garage was also added to the property.

Unfortunately, while living spaces were most recently added to the home, most functional support spaces
were not updated for family needs of today. Therefore, there is no mudroom, the kitchen is sized for
servant use, and the breakfast room is too small to include family room functions. The D’Angelos want to
respect the original home’s architectural style and integrity as much as possible. Improvements have
been limited to bringing the D'Angelo’s home up to 21% century lifestyle needs and performing
maintenance and repairs to ensure a long-lasting family home for them.

Design Description

The existing breakfast room, built in 2002, is not original to the home and is not in-keeping with the
original architecture. Its narrowness, limited size and layout also do not support the modern kitchen-
breakfast-family room configuration that is desired by families today. The D’Angelos want to remove the
existing breakfast room addition, provide a new addition that is appropriately sized for family living, and
have a simpler building form and details that relate to the existing home’s architectural style. The
proposed family/breakfast room addition encroaches slightly into the front yard setback, due to the
existing siting of the home on the property.

Pool, Pool Pavilion and Landscape

Currently there are two unsightly sheds that are located well within the front yard setback (just 4.8 feet
and 6.6 feet from the front property line). We intend on removing these sheds and providing new
landscape around the perimeter of the home's front and rear yards for screening and privacy. A new pool
and pool pavilion will be provided. The new pool pavilion will be detailed to match the architectural style
of the original home.

Regarding pool enclosure fencing, the existing stockade fence on the perimeter will remain in place,
pending review with Community Development. New fencing and gates will be installed on the west and
east sides of the house to complete the pool enclosure.

The landscape planting in the rear yard will be refreshed, with healthy existing trees preserved where
possible. Where needed, large, healthy canopy and evergreen trees will be added to provide privacy
around the perimeter of the rear yard. These trees will be underplanted with low shrubs (understory



plants) and groundcover selections, adding layers, color, and texture to create a vibrant garden
environment.

Standards for Zoning Variance

1. The variance, if granted, will not alter the essential character of the subject property, the surrounding
area or the larger neighborhood in which the property is located.

The proposed east family room addition is one story, and minimal in size. The closest point to the front
property line is 45.8 feet, and dense vegetation and stockade fencing will screen any view of the exterior
wall from the street.

2. The conditions upon which a petition for a variance are based are unique to the property for which the
variance is sought, and are not applicable, generally, to other property with the same zoning
classification.

The proposed east family/breakfast room encroaches into the front yard due to two factors: 1) the
building siting is not centered on the lot, and its eastern wall is not parallel to the front property line, thus
skewing the addition over the front yard setback, and 2) the interior functional layout of the existing
home precludes our locating the east family/breakfast room addition elsewhere on the house.

3. The alleged difficulty or hardship in conforming with the requirements of this chapter is caused by this
chapter and has not been created by the actions of any persons presently or formerly having an interest
in the property.

The original home was built in 1926, prior to the adoption of current zoning regulations, causing a
hardship in complying with setback requirements for the east family/breakfast room addition.

4. The proposed variance will not impair an adequate supply of light and air to adjacent property, or
substantially increase the congestion of the public streets, or increase the danger of fire, or endanger the
public safety, or substantially diminish or impair property values within the neighborhood.

Two existing sheds, with a combined area of 262 sf and located 4.8 and 6.6" from the front property line,
will be removed. The area of the new family/breakfast room that encroaches into the front yard is 47 sf;
and, it is set back 45.8 feet from the front property line at its shortest distance. Encroachment and
extent of building structures are thereby reduced in the front yard.

The wall height of the proposed family/breakfast room addition matches that of the original home, at
approximately 8'-0 %” above the finish floor.
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1510 Willow Street

Setback Variances Related to a Modified Driveway

Zoning Board of Appedals
April 28, 2025

Staff Report
Vicinity Map
Air Photos

Materials Submitted by Petitioner
Application

Statement of Intent

Plat of Survey — Existing Conditions
Proposed Site Plan




THE CITY OF

LAKE FOREST

CHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Bass and members of the Zoning Board of Appeals
DATE: April 28, 2025
FROM: Michelle Friedrich, Planning Technician

SUBJECT:  Setback Variances for Modifications to a Driveway

OWNER PROPERTY LOCATION ZONING DISTRICT
Michael Giannelii 1510 Willow Street R-1

1510 Willow Street

Lake Forest, IL 60045

SUMMARY OF REQUEST

This is a request for approval of a front yard setback variance to allow expansion
of the existing driveway beyond the width permitted within the front setback
and a side yard variance to allow the expansion of the driveway within the
extended side yard setback.

The property is located on the west side of Willow Street, north of Ravine Park
Drive. The property is in the Hield's Lake Forest Ravine Park Subdivision which
was approved in 1924. The property is developed with a residence which was
built in 1950.

FACTS
Compliance/Non-Compliance with Key Code Requirements

% The house complies with the rear yard setback requirement.

<% The house does not comply with the front yard or side yard setback
requirements.

% The existing driveway complies with the setback requirements.

% The proposed driveway expansion will increase the width of the driveway
from 9 feet to no more than 17 feet wide within the front yard setback, 1
foot wider than permitted by the Code.

% The proposed expansion will locate the driveway 3 feet from the side
(north) property line, within the front yard setback, rather than the
required 10 feet.

800 FIELD DRIVE ¢ LAKE FOREST, [LLINOIS 60045 + TEL 847.234.2600 « www.CITYOFLAKEFOREST.COM




Zoning Board of Appeals
April 28,2025 — Page 2

Physical, Natural or Practical Difficulties
% The original siting of the house and garage, 25 feet front the front property
line and within 8 feet of the east property line significantly limits the options
for accommodating today’s vehicles on the property in a manner
consistent with the Code. The narrow street is near the high school
making on street parking undesirable.

STAFF EVALUATION

As noted above, the residence and attached single car garage encroaches
into the 40 foot front yard setback and 10 foot side yard setback limiting options
for modifying the driveway without encroaching into the setback areas.

The proposed expansion of the driveway, from the existing width of ¢ feet, to a
width of 17 feet, allows for a driveway that will better meet the needs of the
homeowner by allowing vehicles to comfortably park side by side. The
proposed expansion locates the driveway 3 feet from the north property line,
within the front yard setback, rather than the required 10 feet.

This property was developed prior to current zoning regulations which limit the
width of driveways within the front yard setback and does not permit driveways
within the extended side yard setback. The purpose of these Code provisions is
to discourage expansive paving and parked cars in front of homes, immediately
adjacent to the streetscape. In this case, the narrow lot, narrow street, and
proximity to the high school are the basis for the variance request. Similar
expanded driveways are found on other properties along the street.

FINDINGS OF FACT

Based on review of the information submitted by the petitioners and an analysis
of this request based on applicable portions of the Zoning Code, a review of the
history of the area, and site visits, staff submits the following findings.

1. The variances will not alter the essential character of the neighborhood.
Similar conditions are found on nearby properties. The neighborhood is
comprised of narrow lots with relatively short driveways and front facing
garages. Parked vehicles in front of homes are common.

2. The conditions upon which the variances are requested are generally
unique to this neighborhood and to this property and are not generally
applicable to other properties in the same zoning district throughout the
City. This house is sited within the front and side yard setbacks, in
compliance with the setbacks in effect at the time of construction, limiting
the availoble area to accommodate today’s vehicles.

3. The hardship in conforming to the required setbacks is a result of a change
in the setback requirements since the original construction.



Zoning Board of Appeals
April 28, 2025 — Page 3

4. The variances and the resulting driveway modifications will not impair light
or ventilation to adjacent properties, increase congestion, endanger public
safety, or diminish property values. Drainage can be accommodated in
the three foot space between the expanded driveway and the property
line.

PUBLIC COMMENT

Standard public notice of this request was provided by the City to surrounding
property owners. Notice was also published in the Lake Forester and the
agenda was posted at five public locations. As of the date of this writing, no
correspondence or contacts pertaining to this request were received.

RECOMMENDATION

Based on the findings presented above, recommend approval to the City
Council of a variance to allow expansion of the driveway of up to 17 feet in
width within the front yard setback and no closer than 3 feet to the side (north)
property line, consistent with the site plan submitted to the Board.
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THE CITY QF

LAKE FOREST

CHARTIRID 18¢}t

THE CITY OF LAKE FOREST
7Z.ONING BOARD OF APPEALS APPLICATION OF ZONING VARIANCE

PRrROJECT ADDRESS 1510 Willow St. Lake Forest, IL 60045

ZONING DISTRICT

Property Owner (s) Name Michael & Clare Giannellli

(may be different from project address)  Address 1510 Willow St. Lake Forest, IL 60045

Phone 708-254-0058 Fax

Email Michaelgiannelli@cortinaco.com

Applicant/Representative Name
Title
(if different from Property Owner)
Address
Phone Fax
Email
Beneficial Interests Staff Reports are Available the Friday before the Meeting
Corporation [l SeeExhibitA Email Report: ~ Owner K] Representative [ ]
Partnership [ SeeExhibitB Fax Report: Owner [ Representative [}
Trust, land or other ] SeeExhibitC Pick Up Report:  Owner  [] Representative [ ]

Signatures

| have read the complete application packet and understand the variance process and criteria. | understand that this matter will
be scheduled for a public hearing when a determination has been made that my application is complete.

Michael Giannelli 3/24/25
Owner Date

Clare Giannelli 3/24/25
Owner Date

Applicant/_Representative Date



March 14" 2025

The City of Lake Forest
Zoning Board of Appeals

RE: Statement of Intent for Variance Request

Property Address: 1510 Willow St. Lake Forest, Illinois 60045

The intent of this project is to eliminate the hardship of the current one car driveway, built
originally in 1951. The expansion of the driveway will eliminate the hardship and allow two
vehicles to be parked in the driveway, as well as update the front walk with stone pavers to
enhance curb appeal and

The existing driveway is currently 27°x9’ and the walkway to the front door is 17°x4’.

My goal with this project is to widen the driveway like already widened driveways within the
neighborhood. Below is the list of addresses for reference:

- 1530 Willow St. Lake Forest, IL 60045 (pg. 2)
- 1535 Willow St. Lake Forest, IL 60045 (pg. 3)
- 1511 Willow St. Lake Forest, IL 60045 (pg. 4
- 316 Ravine Park Dr. Lake Forest, IL 60045 (pg. 5)

The property currently sits on 0.2164 acres and is sufficient to accommodate the expansion of the
driveway.

¢ Overall dims of the new driveway: 27°x17’
+ Existing driveway dims: 27°x9’

o Distance from the property line, after extension: 3’

This variance request is to replace, expand, and pave a wider driveway along the northern side of
the property, leaving grass from the edge of the drive to the property’s edge.

Please feel free to contact me with any questions.
Sincerely,

Michael Giannelli
708-254-0058



1530 Willow, St.




1535 Willow, St.
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1511 Willow, St.
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N. = North

S. = South

E. = East

w. = West

N.W. = Northwest

N.E. = Northeast

S.E. = Southeast

s.w. = Southwes!

P.0.8. = Point of Beginning
SQ.FT. = Squere Feet
R.Q.W. = Right of Way

Doc. = Document

Rec, = Recorded as
Meas. = Measured

T.F. = Top of Foundation
MIN. = Minimum

MAX. = Maximuem

ORDER NUMBER

QRDERED 8Y:

R.E. DECKER
(1933-1999)
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nmm.wuﬁﬁ up

R.G. PAVLETIC
P.L.5. 035-3261

of

Lot 29 in Hield's i ake Forest Ravine Park, being a subdiviston in the Northwest Quarter of Section 28, Township 44 North,
Range 12, East of the Third Principal Meridian, according to the plat thereof recorded July 8, 1924 ad Document 242539, in
book "N” of Plats Page 15, in Lake County, linots.

Commonly known as: 1510 WILLOW STREET, LAKE FOREST, ILLINOIS.
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R EDECKER

PROFESSIONAL LAND SURVEYORS P C
333 W. PETERSON RD SUITE B
LIBERTYVILLE, IL 60048

TEL. 847-362-0091

DeckerSurvey@gmail.com

Website: DeckerSurvey.com
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Fleld Work Completed on: _2-27-25

STATE OF ILLINOIS
COUNTY OF LAKE

This Prolessional service conforms to the current

fllinois minimum standards for & "Boundary Survey.”

R. E. DECKER, P.C.

24, 3-06-25

By:
y /Profestional Land Surveyor

Compare Lhe Description on Lhis Plat wilh your Deed and Tille: also compare all
stakes to this Plat before buiiding by them,and report any differences at once.
Dimensions are shown in (eet and decimal parts thereol. Refer to Title, Covenants
or Building Department lor additional Basemenls, Setbacks or Resirictions which

may exist.



PROPOSED SITE PLAN
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Commonly known as: 1510 WILLOW STREET, LAKE FOREST,

R.G. PAVLETIC
r.L.E. 035-3261

of ,,\@:H Ueyy

Lot 29 in Mield s Lake Forest Ravine Park, being @ subdivision w the Northwest Quarter of Secton 28 Tawnship 44 North,
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R E DECKER

PROFESSIONAL LAND SURVEYORS PC.
333 W. PETERSON RD SUITE B
LIBERTYVILLE, IL 60048

TEL. 847-362-0091

DeckerSurvey@gmail.com

Website: DeckerSurvey.com
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