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CIHARTERED 1801

STAFF REPORT AND RECOMMENDATION

TO: Chairman Sieman and members of the Zoning Board of Appeals
DATE: August 23, 2021
FROM: Michelle E. Friedrich, Planning Technician

SUBJECT:  Minor Modifications to a Previous Approval

OWNER PROPERTY LOCATION ZONING DISTRICT
Michzel and Franca Giannelli 342 N. Western Avenue R4 — Single Family Residence
342 N. Western Avenue 60,000 SF minimum lot size

Lake Forest, I1. 60045

REPRESENTATIVE

Michael Breseman, architect

SUMMARY OF REQUEST

This request is for approval of minot modifications to a previously approved petition. The previous
approval granted a variance from lot-in-depth setbacks for a garage addition on the west side of the
house. Since the earlier approval, the petitioner has decided to make minor modifications to the
previously approved plans which affect elements of the structure located within the setback.

The proposed changes include modifications to the roof form, enclosure of the porch at the rear of
the garage and remove the dormet on the north side of the existing tesidence.

This property is located on the west side of Western Avenue, south of Vine Avenue. Itis accessed
by a shared drive off of Western Avenue that serves this property and two other properties to the
east.

FACTS
Compliance/Non-Compliance with Key Code Requirements
% In February, 2021, the Board recommended approval of a variance from the lot-in-depth
setback from the west propetty line to allow a garage addition.

The facz‘s below are unchanged from the original petition.

The property does not meet the minimum lot size for the R-4 zoning district.

The property was granted a lot-in-depth setback variance in 1992 for the greenhouse on the
east side of the residence.

The proposed project complies with the lot coverage limitation.

The proposed project fully complies with the Building Scale requirement.
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% The existing residence is nonconforming with respect to the 50-foot lot-in-depth setback
from the east and west property lines as the house was constructed ptior to the current
regulations in the Zoning Code.

Physical, Natural or Practical Difficulties
% The original house, was built in 1959, prior to the adoption of lot in depth setbacks.

MINOR MODIFICATIONS TO PREVIOUSLY APPROVED PLANS

Since the February 2021 Zoning Board of Appeals meeting, staff has been in contact with the
petitioners regarding modifications proposed to the previously approved plans. The overall footprint
of the addition does not change with the proposed modifications, as noted above, the proposed
changes include the toof orientation, the configuration of interior space, the potch at the reat of the
garage and some elements of the proposed addition. Further Board review is required because the
mass and form of the structure within the setback is proposed to change from the plans previously
ptesented to the Board.

The proposed modifications are as follows:

North Elevation
The dormer is removed from the north elevation. The height of the proposed addition has increased
by 1 foot, as highlighted on the proposed elevation in the Board’s packet.

West Elevation

The proposed open potch on the south side of the addition is removed and the garage expanded five
feet to the south cover that area. Since the proposed expansion of the garage is over the area
previously proposed as a porch with a concrete slab, the same overall footprint of the hardscape is
not changed. As a result of the expansion of the garage to the south, the roof form is shifted south.
The petitioner also proposes to change the window configuration and the west elevation of the
garage to three separate larger windows, rather one central, smaller window. The large windows
could cause light spillover on to the neighboring property. The petitioner should address how light
spillover will be mitigated through vegetation and the existing fence along the propetty line ot
limitations on light placement and brightness in the garage.

South Elevation
This proposed elevation reflects the potch removal and roof form adjustment, as noted above. A
window is added on the west side of the gatage door and a door on the east side.

The following information is repeated from the previous staff report.

STAFF EVALUATION

The property is approximately 40,000 square feet in size and is developed with a residence sited
toward the north side of the property. Due to the fact that the street frontage of the property does
not meet the minimum width requitement of the R-4 zoning district, the property is considered a
lot-in-depth by today’s Zoning Code.

The single story garage addition is proposed at the west end of the existing residence, approximately
14’117 from the west propetty line, including the overhang and gutter. The proposed addition will
step back from the front (north) elevation approximately 19 feet and matches the height of the
existing single story elements on the house. The neighboring residence to the west is over 200 feet
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from the property line and their pool house and pool area are approximately 50 feet from the shared
propetty line. In addition, there is a fence on the west property line, which provides further
screening of the proposed addition to the property to the west.

The petitioner explored other locations for the proposed garage and found this location to be the
most practical, functional and least impactful to the surrounding neighbors, patticulatly the neighbor
to the east. A study of alternative locations is included in the Board’s packet.

The garage, as proposed, has an overhead vehicle door on both the north and south elevations of the
garage. Staff understands that the petitioner does not intend to pull vehicles through the garage and
on to the yard behind the home but instead, use the garage as a gathering space for family that can
open out to the rear yard. However, the presence of the garage door, in its proposed configuration,
would allow a vehicle to be pulled through the garage on to the lawn area of the yard if not by this
propetty ownet, then by a future owner. The Code requires a hatd surface for vehicles. Vatious
hardscape treatments could be used to meet the Code requirements including paver blocks, bricks or
a grass-ctete type product of, the ovethead vehicle door could be teplaced with doors or openings
that would not allow a vehicle to be driven through the garage on to the rear yard.

FINDINGS OF FACT

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

1.  The requested lot-in-depth setback vatriance will not alter the essential character of the
neighborhood. The proposed addition is sited away from the living spaces of the neighboring
properties and is single story in design. There is an existing fence along the west propetty line,
the fence, along with enhanced vegetation will help to mitigate light spillover on to the
neighboring property to the west.

2. 'The conditions upon which a petition for a variance are based are generally unique to the
property for which the variance is sought and are generally not applicable to other property
with the same zoning classification. This propetty is a lot in depth, the subdivision was
approved prior to the cutrent zoning requirements which has created a nonconforming and
unique condition.

3. The hardship in conforming to the required setback is the fact that the existing house was
constructed prior to the adoption of the lot-in-depth setback regulations. The change in the
Zoning Code requirements as they pertain to lots in depth were not the result of actions by the
current or any former owner of the property and limit the owners’ ability to enhance the
livability of the property.

4. The variance will not impair natural light or ventilation to adjacent properties, increase
congestion, endanger public safety, ot significantly diminish property values. The proposed
garage is single stoty in design and is located away from structures on neighboring properties.

PUBLIC COMMENT

Standard public notice of this request was provided by the City to sutrounding property 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, an email was received from a neighboring property owner expressing
continued concetn about potential drainage impacts. The City Engineer has been advised of the
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neighbot’s concern and will meet on site with the neighbor prior to completing review of the
grading and drainage plans for the project.

RECOMMENDATION

Based on the findings presented above, recommend approval to the City Council of a lot-in-depth
setback variance for a single story addition to be no closer to the west property line than 14 feet 11
inches, including the overhang and gutter, as depicted in the site plan submitted to the Board. Staff
recommends that the recommendation be conditioned upon the petitioner taking steps, subject to
City staff approval, to mitigate off site light impacts from the interior of the garage on the neighbor
to the west.
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PROPOSED SITE PLAN - ENLARGED
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STAFF REPORT AND RECOMMENDATION

TO: Chaitman Sieman and membets of the Zoning Board of Appeals
DATE: August 23, 2021
FROM: Michelle Friedrich, Planning Technician

SUBJECT: Front Yard Setback Variance

OWNERS PROPERTY LOCATION  ZONING DISTRICT
Jennifer Mullarkey and Kristin 1191 Estes Avenue R2 - Single Family Residence
Hendricks 20,000 SF minimum lot size

1191 Estes Avenue
Lake Forest, IL 60045

SUMMARY OF REQUEST

This is a request for a front yard setback variance to allow the existing driveway to be increased in
width within the front yard setback.

The propetty is located on the east side of Estes Avenue, at the northeast corner of Estes Avenue
and Old Elm Road. The property is in the Lake Forest Heights Subdivision which was approved in
1924. The property is developed with a two story residence which was built in 1996.

FACTS
Compliance/Non-Compliance with Key Code Requirements
% The proposed project complies fully with the side and rear yard setbacks.
% The existing home complies with the Code requitements.
% An expansion of the driveway to a width of no more than 25.5 feet wide within the front

yard setback, ot 9.5 feet wider than the Code allows, 1s proposed.

Physical, Natural or Practical Difficulties

< At some point, the driveway was enlarged by a prior ownet, without a permit, with a gravel
area and retaining wall, creating the space the current property owners wish to shift east,
closer to the house, and pave with asphalt.
The Lake Forest Heights Subdivision was approved by the City in 1924 as noted above. The
lay out of the subdivision and the relationship of the lots to the street do not all conform to
the current provisions of the R-2 Zoning District.

7
*

STAFF EVALUATION

As noted above, this propetty is located in the R-2 zoning district. 'The R-2 zoning district has a
minimum lot size of 20,000 square feet and a minimum lot width of 100 feet. The parcel totals
approximately 13,771 square feet, less than the current minimum lot size and does meet the current
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minimum lot width requirements. Granting a variance will allow modifications to the driveway in a
manner consistent with other driveways along Estes Avenue.

The petitioner proposes to pave and shift an existing gravel atea to improve maneuverability and the
curb appeal of the home. By shifting the parking atea east, a portion of the pullout area is removed
from the front yard setback. Shifting the parking area east, toward the house, also provides an
opportunity to straighten out the driveway, near the front property line, in compliance with the
Code. In addition, this parking atea is adjacent to the neighbor’s driveway to the north.

The petitioner also proposes to plant landscaping north and west of the area proposed for
modification. A proposed landscape plan is included in the Board’s packet and provides year round
screening along the north and east side of the parking area and shrubs along the north and western
sides. There is some existing screening at the west side of the existing gravel area, along the frontage
on Estes Avenue which will remain.

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 histoty of the area, and site visits,
staff submits the following findings.

1. The requested front yard setback variance will not alter the essential character of the
neighborhood. The proposed paving and shift in the driveway configuration will allow the
propetty owners to use the driveway in a way that is an improvement upon what exists today.
With the additional landscaping proposed, views of a car parked in the expanded atea will be
partially screened.

2. The conditions upon which the vatiance is 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. In addition, the subdivision dating from the 1920,
has smaller lots than requited by the current Code.

3. The existing tesidence conforms to the current 30-foot front yatd setback requitement for this
area. The hardship in conforming to the Code results from the fact that the lot was created
ptiot to the cutrent R-2 district requirements.

4. The variance and the resulting driveway expansion will not impair light or ventilation to
adjacent propetties, increase congestion, endanger public safety, ot diminish property values.
The proposed improvements will improve a non-conforming driveway and will allow the
propetty owners to upgrade the landscaping in the area.

PUBLIC COMMENT

Standard public notice of this request was provided by the City to surrounding property ownets.
Notice was also provided in the Lake Forester and the agenda was posted at various public
locations. As of the date of this writing, two letters have been received from neighbots, in suppott
of the variance request.

RECOMMENDATION

Based on the findings presented above, recommend approval to the City Council of a variance to
allow widening of the driveway, up to 25.5 feet within the front yatrd setback, consistent with the site
plan submitted to the Board.
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7/19/21

Dear Lake Forest Zoning Board,

My name is Jennifer Mullarkey and | reside at 1191 Estes Ave in Lake Forest. My wife, Kristin Hendricks,
and | purchased our home in April of 2020 and have been working hard to improve the functionality and
esthetics of the exterior of our home and property. Since moving in we have replaced the roof, replaced
the siding, added gutters, installed a fence, tore up and reseeded our diseased yard and added
landscaping. The next project on our list is to repave our weathered driveway. As you can see from the
photos, the driveway has not been maintained or repaved since it was originally placed in 1997. When
we purchased the home there was a 9.5x32’ red gravel extension on the north side of the home. Upon
applying for a permit to repave the existing driveway and extension, we learned that this extension was
never permitted and violated the allowable 16" width of a driveway within our 30’ setback.

Since we were unaware of the unpermitted extension when we purchased our home, we ask that you
please consider granting us a zoning variance to allow us to repave the existing driveway as well as the
red gravel extension to improve the curb appeal and functionality of our home. In order to limit the
amount of the extension that is within the 30’ set back, we would like to maintain the same dimensions
of the existing extension but shift it towards our home (please refer to attached drawings). That way a
larger portion of the extension will be within the permitted area and outside of our 30’ sethack. As you
can also see from our plat survey and provided photos, the south side our driveway narrows and curves
inward making it difficult to pull out of the right side of our garage. In this narrowed area, our driveway is
only 13’ wide. We would also like to straighten out the southside of our driveway (west of the extension)
adding 1.5’ and staying within the allowable 16 (please refer to attached drawings).

This project will not alter the essential character of our property, in fact, it will improve both the curb
appeal and the functionality of our property. We are not asking to change what is there, simply asking to
shift the extension and improve the esthetics by paving it.

The conditions upon which a petition for variance is based that makes our property unique is that we are
on a corner lot and the area we are hoping to pave is already in existence.

The main condition/hardship we face with our property is that we were unaware that the red gravel
extension (which was present at the time we purchased the home) was unpermitted and we had
intended on repaving the driveway and extension since we purchased the home.

The proposed variance will not impair light or air to adjacent properties, will not increase congestion or
impair the properties value. As mentioned above, we are not changing what is already there, just asking
to shift it slightly and have it paved. We have already discussed this project with our neighbors and have
attached a letter from our neighbor on the northside with whom we share a property line. We intend to
landscape the area on the northside once the driveway is complete for screening (please refer to
attached drawing).

Thank you for your time and consideration,

Jennifer Mullarkey & Kristin Hendricks



Addressing the 4 standards for variance

+1. This project will not alter the essential character of our property, in fact, it will improve both the
curb appeal and the functionality of our property. We are not asking to change what is there, simply
asking to shift the extension and improve the esthetics by paving it.

2. The conditions upon which a petition for variance is based that makes our property unique is that
we are on a corner lot and the area we are hoping to pave is already in existence.

3. The main condition/hardship we face with our property is that we were unaware that the red gravel
extension (which was present at the time we purchased the home) was unpermitted and we had
intended on repaving the driveway and extension since we purchased the home.

*4. The proposed variance will not impair light or air to adjacent properties, will not increase
congestion or impair the properties value. As mentioned above, we are not asking to change what is
already there, just asking to shift it slightly and have it paved. We have already discussed this project
with our neighbors and have attached a letter from our neighbor on the northside with whom we share
a property line. We intend to landscape the area on the northside once the driveway is complete for
screening.



EXISTING PLAT OF SURVEY
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North side existing red gravel extension
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ENLARGED SITE PLANS
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Proposed changes to south side

¢

* The south side our driveway
narrows and curves inward makin
it difficult to pull out of the right side
of our garage.

* In this narrowed area, our driveway
is only 13" wide.

» We would like to straighten out the
southside of our driveway addin
165,-2’, staying within the allowable

* The arborist from the city of lake
forest who came to examine our
home stated that we could extend a
max of 2’ on the south side to avoid
the tree roots



PROPOSED LANDSCAPE PLAN
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Zoning Board of Appeals
August 23, 2021

Agenda ltem é

293 Rose Terrace

Front and Side Yard Setback Variances

Staff Report
Vicinity Map
Air Photos

Materials Submitted by Petitioner
Application
Statement of Intent
Proposed Site Plan
Proposed Elevations
Proposed Floor Plans
Existing Floor Plans
Proposed Roof Plan
Proposed Section
Tree Removal Plan
Photographs
Alternative Study




THE CITY OF

LAKE FOREST

CIHHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Sieman and membets of the Zoning Board of Appeals

DATE: August 23, 2021

FROM: Michelle Friedrich, Planning Technician

SUBJECT:  Front and Side Yard Setback Variances
OWNERS PROPERTY LOCATION ZONING DISTRICT
Richard Marasco 293 Rose Tetrace R2 — Single Family Residence
293 Rose Terrace 20,000 SF minimum lot size

Lake Fortest, I1. 60045

PROJECT REPRESENTATIVE
Kiris Boyaris, Lake Forest Landmark Development, Principal

SUMMARY OF REQUEST

This is a request for approval of front and side yard setback variances to allow construction of a new
open, front porch.

The Marasco propetty is located on the south side of Rose Tetrace, one property east of Griffith
Road. The property is in the C.H. Lawrence Subdivision, platted in 1894. The patcel is developed
with a two story residence, which appears to date back to the early 1900’s, and a detached garage.

FACTS
Compliance/Non-Compliance with Key Code Requirements
%+ The existing house complies with the rear yard setback.
The existing house does not comply with the front or side yard setbacks. (The ovethang is
part of the encroachment.)
The existing detached garage does not comply with the accessory structure setbacks.
The proposed alterations comply fully with the side (east) and reat yard setbacks.
The proposed open front porch requires a variance from the front yard setback and a
vatiance from the 12-foot side yard setback along the west property line.
The propetty does not meet the minimum lot width requitements of 75’.
The property does not meet the minimum lot size requirements of 20,000 square feet.
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Physical, Natural or Practical Difficulties
% The existing structure was constructed prior to the present day setback requirements.
% The lot was established ptiot to the current lot width and size minimums.
% The C.H. Lawtence Subdivision was approved by the City in 1894, prior to the City’s
adoption of a Zoning Code and setback requirements.

800 FIELD DRIVE ® LAKE FOREST, ILLINOIS 60045 * TEL847.234.2600 * www.CITYOFLAKEFOREST.COM



Zoning Board of Appeals
August 23, 2021 — Page 2

For clatification, eaves and gutters are permitted to encroach into the front and rear yard setbacks
up to a distance of 18”. Open stairs, with no roof covering, ate also permitted in the front and rear
yard setback. Eaves and gutters located in the side yard are required to adhere to the setback
requirements and a vatiance is required if an encroachment into the setback is proposed.

STAFF EVALUATION

The residence at 293 Rose Terrace is currently undergoing renovation and repair and an addition,
which complies with the setbacks, is under construction on the east side of the house. The work
includes repairs to the steps and decking on the existing open front porch. Repairs to existing non-
conforming structures are permitted by Code. After the current work was started, the new property
owner decided to pursue the possibility of creating a larger, open front porch, along the front of the
house, to add human scale to the front of the residence.

As noted above, this propetty is located in the R-2 Zoning District. The R-2 Zoning District has a
minimum lot size of 20,000 squate feet and a minimum lot width of 75 feet. The parcel totals
approximately 9,461 squate feet and is 46 feet wide and does not meet the current minimum lot
width ot minimum lot size requirements. The properties to the west of 293 Rose Terrace are in the
GR-3 Zoning District and have different setback requirements.

The existing structure is sited 34 feet from the front property line, rather than the required 40 feet
and 3 feet from the side (west) propetty line, rather than the required 12 feet. The proposed open
front porch will not encroach further into the side (west) yard setback than the existing house. The
proposed potch will extend 8 feet further into the front yard setback than the existing house. The
small, existing front porch will be modified and incorporated into the proposed larger front porch.
There is existing landscaping along the front fagade that will be relocated in front of the new front
porch. The evergreen at the northwest corner of the house will be removed.

The petitioner exploted alternatives that reduced the length of the front porch, across the front of
the house to comply with the side yard setback, however, the location of the supporting post in that
scenario conflicted with the existing windows on the front fagade. The alternative study is in the
Board’s packet for reference.

Of note, this property was granted a variance in 1987, from the side (west) yard setback for a rear
addition and a variance from the front yard setback for a bay window addition. The bay window
was never constructed.

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

1. The requested setback variances will not alter the essential character of the neighborhood.
The open front porch is compatible with the existing residence and surrounding
neighborhood.

2. The conditions upon which the variances are requested, including the original siting of the
house and the adoption of the zoning tegulations since the house was constructed, ate
generally unique to this neighborhood and to this propetty and are not generally applicable to
other properties in the same zoning district throughout the City.



Zoning Board of Appeals
August 23, 2021 - Page 3

3. The existing structure does not conform to the current setback requirements. The hardship in
conforming to the requited setback is a result of the original construction of the structure
prior to adoption of the cutrent setback regulations.

4. The variances and the resulting open front porch addition will not impair light ot ventilation
to adjacent properties, increase congestion, endanger public safety, or diminish property
values. The proposed porch is intended to upgrade the home and improve upon the aesthetics
and functionality.

PUBLIC COMMENT

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

RECOMMENDATION

Based on the findings presented above, tecommend approval to the City Council of variances to
allow a new open front porch no closer than 3 feet and no closer than the furthest extent of the
existing house to the west side propetty line and no closer than 26 feet to the front property line,
consistent with the site plan submitted to the Board.

The tecommendation includes the following condition of approval:
» The front porch on the residence shall remain open as reflected on the plans presented in
support of the variance request.
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THE CITY OF LAKE FOREST
ZONING BOARD OF APPEALS APPLICATION OF ZONING VARIANCE
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TRUST OWNERSHIP (Exuiarr ¢)
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Please list the Trust number and name and address of the Trustee, as well as the names and addresses of

all beneﬁc{aries of the Tms_t, 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 Tms{ 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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ARCHITECTURE CONSTRUCTION DEVELOPMENT
272 EAsST DEERPATH L AKE ForREsT, IL
TELEPHONE: 847.615.0637 FaxX: 847.615 9116

PROJECT DESCRIPTION:
ZONING BOARD OF APPEALS
Zoning Variance for 293 Rose Terrace
STATEMENT OF INTENT
LAKE FOREST, IL

July 16, 2021

PROJECT:

REQUEST FOR FRONT YARD SETBACK AND SIDE YARD SETBACK VARIANCE
293 Rose Terrace

Lake Forest, IL 60045

DESCRIPTION:

This Zoning Board of Appeals application is submitted to obtain approval of a front yard and side yard
setback variance for the replacement and extension of the existing non-conforming open front porch at 293
Rose Terrace in East Lake Forest. The required front yard setback is 40 ft, and the side yard setback is 12ft
for the R-2 Zoning district. The current two-story residence is already non-conforming to these setbacks.
The hardship resulting from the parcel size and the location of the house with respect to the setbacks, was not
created by the previous or new owners or by any other person formerly having interest in the property.
Instead, the hardship results from changes in applicable regulations. This zoning change has created the
hardship.

The resulting replacement and extension of the existing open front porch satisfies the following criteria for
granting the zoning variances and will generally improve the overall appearance of the property. Detailed
evidence addressing the four standards for granting the zoning variance is provided below:

1. The variation, if granted will not alter the essential character of the locality:

° The distinguishing feature of this quiet pocket of Rose Terrace is the relationship of the landscape to
the built structures within the fabric of the curving picturesque country lane.

. In this neighborhood of East Lake Forest, the existing lot sizes and homes are smaller and located

close to their neighboring properties. In order to continue the sense of community that exists in a pedestrian
oriented neighborhood close to downtown Lake Forest, the open front porch is an important element of
preserving engagement at the human scale.

° There are many existing open front porches in this neighborhood. Open front porches are also
common on this style of house. The proposed replacement and extension of the open front porch fits within
the neighboring street scape. The front porch will provide a better scale for the front of the house, and its
view from the street will be softened by adding the single-story architectural element. There are 2 homes
directly across the street at 294 and 306 that have front porches.

° The front porch is designed with a minimum depth of 8 ft to be functional. The open front porch is
designed to be used as an outdoor living space with furniture and plants, which will continue to promote
community within the neighborhood.

® The front door location will not change. The extension of the porch across the entire front elevation
of the home will preserve all existing windows.
° Regarding the landscaping on the front year property, the plan is to relocate the existing box woods,

hydrangeas, and small Japanese Maple Tree, which will serve to soften the impact of the extension of the
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ARCHITECTURE CONSTRUCTION DEVELOPMENT
272 EAST DEERPATH L AKE ForREST, IL
TELEPHONE: 847.615.0637 Fax: 847.615.9116

front porch. The existing mature oak tree near the parkway will not be impacted. The existing evergreen
near the northwest corner of the existing residence is currently close to the home and neighboring home. The
previous owners have trimmed the branches at the lower portion of the tree to prevent it from touching the
house and causing damage. The condition of this evergreen tree is currently compromised and will be
removed to extend the open front porch.

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

® The creation of this parcel predated current zoning regulations pertaining to the setback requirements
and establishes a unique circumstance and practical difficulties that justify granting the requested setback
variations.

3. The alleged difficulty or hardship is caused by Chapter 46 (Zoning Code) and has not been
created by any persons presently or formally having an interest in the property:
. The hardship resulting from the parcel size and the location of the house with respect to the setbacks,

was not created by the previous or new owners or by any other person formerly having interest in the
property. The hardship results from changes in applicable regulations. This zoning change has created the
hardship.

® The existing front porch is nonconforming to the front yard setback. The original intent was to
repair it; however, it was discovered that there is significant rotted wood that requires replacement which will
result in a total replacement of a nonconforming design element.

4, The proposed variation 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 ov impair property values in the neighborhood:

) The proposed 1 story open front porch will not extend closer to the north property line than the
existing house which will not affect the adjacent property’s light and air.

) The proposed 1 story open front porch will not affect the congestion of the public streets or increase
the danger of fire or endanger the public safety.

° The proposed 1 story open front porch is expressed with traditional details and materials, which
respect and compliment the massing and detail of the existing house and surrounding homes. The 1 story
height and scale of the open front porch is compatible with the height and scale of the buildings on the
adjacent and surrounding lots in the vicinity. The proposed addition will improve the functionality of the
existing house and therefore increase its value. This increased value will have a positive impact on
neighborhood property values.

This proposed design of replacing and extending the open front porch will positively impact the established
character of this pocket of Rose Terrace. We are concerned about maintaining both the character of the East
Lake Forest neighborhood and the home. We have been sensitive in proposing improvements to this older
home to meet the needs of modern family living, while maintaining the traditional style of the building.

We have already received a permit for an addition that replaced an existing uninsulated and unheated entry
which was approved by the City of Lake Forest and conforms to the current zoning setbacks. This current
zoning variance application is being submitted to obtain approval of a front yard and side yard setback
variance for the replacement and extension of the existing non-conforming open front porch.
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ARCHITECTURE CONSTRUCTION DEVELOPMENT
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TELEPHONE: 847.615.0637 FaAax: 847.615.9116

Please note the enclosed package includes further information for your review. We look forward to
presenting this project to the Zoning Board of Appeals and we hope the Board will approve the proposed
variance to the front year and side yard setbacks. If you have any questions, please contact me.

Sincerely,
LAKE FOREST LANDMARK DEVELOPMENT COMPANY

Kristine R. Boyaris, Principal
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10" 7 CONC. SONO TUBF, PIFRS
42" DEEP (TYP)

8" x 10" CONC. GRADF, BRAM W/ (3)

CONTINUOUS #5 RU-BARS UP 2"

(MINY FROM BOTTOM OF GRADT

BEAM. BEAM TO SUPPORT (4) 2x12

TREATED RISERS, (SEF. SECTION)
(3) 2% 10 WD, BEAM

{_f_ A T T waE
! 2| 10" WIDF x 12" DEEP GRADF BEAM W/ — |l
! e I (3 #5 RE-BARS CONTINUOUS LOCATED \l g
| - gld 2" UP FROM BOTTOM OF GRADE BEAM =
L. i feav ) pngd =
g|% L
El= dh= =
| rerocars s|= I E:?S
| LXIST. GAS g e
| METERTO P 2x 8 TREATED LEDGER BD. BOLTED TO B
- WTST WALL . & RIM JOIST W/ 1/2" €3 GALV. LAG BOLTS W/ '
I yeoms y GALY. WASHERS AT 16" O.C. STAGGERES B
[ im0 * |
-
Nk
I z
b e
WATLR 2x 10 TREATED LEDGER BD. BOLTED TO \ .8 =
METER RIM JOIST W/ 1/2" @ GALY, LAG BOLTS W/ ! Wz 2
GALY. WASHERS AT 16" O.C. STAGGTRTID \ 1%
b IR
PROVIDE #5REBARS, ——— | | r Heg =
18" LONG, DOWELED === = = 1 [N
"EXIST. INTO TEXIST. FDN. =
FURNACE 6" AND GROUTED IN
SOLID TO TIE N
FDN. TO EXIST.
PLACE REBARS NLW 3" RIGID INSUL.
18" 0.C. AT PERIMETER OF
EXIERIOR WATLS g
MIN. R-15 -
N ’ =
)B4
—_ 1 [
FD, T T T T T T T T T T
® 1 T O I - PROVIDE 2" TH'CONC. -
Frr et |FLOATSLABW/.N4" 3
| GRANULAR FILL i
I T Y A B |
[N N N Y U O S Y O | | 3
| \ | e
1 [+ F
EXIST. | i Z
BASEMENT | 3
PROVIDE #5 REBARS, — ;
18" LONG, DOWELFD - B
INTO EXIST. FDN. 2x8 FLR. JSTS. AT 16" C1C. |
6" AND GROUTFD IN W/ BRIDGING |
SOLID TO TIE NEW — ;
EDN, TO EXIST. ~ REMOVE EJIST.
PLACE REBARS 7 WINDOW R NEW
1800 " CRAWLSACE
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CRAWL SPACE i
2" FLOAT FINISH CONC SLAB |
6 MIL POLY. V.B. 7418
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! ATPERIMETER OF t
| FXIFRIOR WATLLS
EXIST. FLECT. |l MR
4" 4" §TL. COL. DISTRIBUTION \
ABOVE — BOX i
o” | [ . ] ﬁ —r
X ; R o
o / f | X E“ 3
- ———  EXIST. 8" CMU WALL / p ! z| =
4" x 4" STL. COL. 2 s
ABOVE = 5
I | &
I i b+ 7
UNEXCAVATED —— —— &
12" CONC. PIERS W/ s 3
GRADE BRAMS a [
EXIST. ¥ — b LB S
3% I/B" ol
BASEMENT +# 4
3-01/8" 50"
FXIST. 200 AMP
ELEC. PANEL
[

FOUNDATION PLAN

SCALE: 1/4"=]-0"

PROVIDE #5 REBARS,
18" LONG, DOWELED
INTO EXIST. TDN.

6" AND GROUTED IN
SOLID TO TIE NEW
FDN. T() EXIST.
PLACE REBARS

18" 0.C.
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EXISTING FLOOR PLANS
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= I g N I:l ASREQD (N |/ EX)ST. A/C COMPRESSORS @ MERICNE REMOVE WINDOWS AND DOORS AS INDICATED o
s Il f———"a3| T - I el m I BY PLANS ) R X
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I STEEL BEAM FOR SUPPORT OF SECOND FLOOR AT
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. o 1]
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MOV LXIST. TIL REMOVE ATT. APPTIANCES, CABINEIRY, SOFETIS, BIECK, | WIC MASTER MICROWAYE AND REFRIGERATOR
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EXIST. FLOOR TILE AND PREP FLOOR FOR HARDWOOD SHETVING STAT AND WINDOW. PROVIDE
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ELECTRICAL KEY

&= ;‘“1; WATLER PROOF GROUND FAULT INTURUTTER

Sm GROUND FAULL INTERIFIER

S ONE SIDE SWITCHED OUTLET (AFCIREQD. AT BDRMS. ONLY)
(=5 FULL SWITCHUD OUTLET

Sra SIANDARD OUTTEI (AFCI REQD. AT BDRMS, ONLY)

@Em M 220 VOLT OUTLET

QUAD OUTLLT (AFCIRLEQ'D. AT BDRMS. ONLY)

SINGLE POLE SWTIICH

THREE WAY SWITCH

FOUR WAY SWITCH

DIMMER SWITCH

TIMER SWITCH

SWITCH WITH INDICATOR LIGHT

WAL MOUNTED INCANDESCEN TIGHT FIXIURE

CEILING MOUNTED JUNCTION BOX

RUECUSSED LIGHT FIXTURL

TIGHY EMITITNG DIODFE, RECFSSED LIGHT FIXTURE

LOW VOLTAGE RECESSED LIGHT FIXTURE

VAPOR PROOF RECLSSUD LIGHT FIXTURL

PIN SPOT TIXIURE

HEAT LAMP

VAPOR PROOF LOW VOLTAGIS RECHSSHD LIGHT FIXTURL

RECESSED FLUORESCENT TIGHT FIXIURE

RECESSED EYEBALL LIGIIT FIXTURE

COMBINATION LIGHT/ LXAUST FAN

EXAUST FAN

—_— RECESSED LED LIGHTING
> TILEPHONIS
— CABIE

rurrn ) THERMOSTAT

NIGAT LIGHT

IV, PHONE, COMPTIER SIRUCITRED CABLE

E. EXISTING SWITCH, OUTLET OR FIXTURE
N NUEW SWITCH, OUTLIST OR FIXTURLE
— LIGHT & VENT SCHEDULE
ENT
ROOM NAME | ABEA LICHT M
(SF) REQD.57 | ACTUAL | REQD (47 | ACTUAL
LIVING ROOM 255 20.4 21.4 10.2 11.5
II KITCHEN/BRKFST. 268 21.4 21.4 107 10.7
[ FAMILY ROOM 325 26 XX 13 X.X
POWDER ROOM 26.3 - - 50 CFM | oY X pan
MASTER BEDROOM 227 182 21.6 9.1 11.7
BEDROOM 2 194 15.5 19.7 7.8 10.5
OFFICE 150 12.0 13.1 6.0 7.3
MASTER BATH 66 - - 75 CFM | aY it Ean
M. B. TOILET 15 - - 50 CFM | gt
BATH 2 43 - - 50 | e Fan
e —
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| / el BOGOF KAFTERS o
\ < ' AT 167QC.
"—'J == i
3 L
[
2 \/ i TME.
Bl
EXIST. &Y
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<] Iol.
glg 4
=
) & &
3 D)
0,5%
O@'t,
“
EXIST.
A A A
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PHOTOGRAPHS

Existing Site: 293 Rose Terrace, North Elevation




Existing Site: 293 Rose Terrace, North Elevation




Immediate Neighborhood
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285 Rose Terrace




294 Rose Terrace




306 Rose Terrace




ALTERNATIVE STUDY

NOTE:

— PORCH CONFLICTS WITH
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“ SIDE YARD SETBACK

ALTERNATIVE STUDY OF FRONT PORCH IN
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Lot Coverage Variance
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STAFF REPORT AND RECOMMENDATION

TO: Chairman Sieman and membets of the Zoning Board of Appeals
DATE: August 23, 2021
FROM: Michelle Friedrich, Planning Technician

SUBJECT: Front and Side Yard Setback Variances and Lot Coverage Variance

OWNERS PROPERTY LOCATION  ZONING DISTRICT
Jetry O’Brien and Laura Nekola 624 Highview Terrace R1 — Single Family Residence
624 Highview Terrace 9,375 SF minimum lot size

Lake Forest, IL 60045

PROJECT REPRESENTATIVE

Chtis Russo, project manager

SUMMARY OF REQUEST

This is a request for approval of a front yard setback variance to allow construction of an open and
functional front porch, a side yard setback variance from the west property line to allow the
construction of a second story addition over the existing single story non-conforming residence and
a lot coverage variance. A replacement detached garage is also proposed, no setback variance is
requested for the garage however, the garage contributes to the lot coverage overage. "The Building
Review Board is scheduled to consider the design aspects of this petition at the September 2021
meeting.

The property is located on the north side of Highview Terrace, one lot east of Maywood Road. The
ptoperty is in the L.G. Arries First Addition to Notthmoot Terrace which was approved in 1923.
The residence was built in 1950. The parcel today is developed with a single story residence and a
detached garage.

FACTS
Compliance/Non-Compliance with Key Code Requirements
% The property does not meet the minimum lot size of 9,375 square feet.
The propetty does not meet the minimum lot width of 75’.
The existing house and detached garage comply with the lot coverage limitation.
The existing house does not comply with the side yard (west) setback requirement.
The existing detached garage does not comply with the accessory structure side yard (east)
setback requirement.
The ptoposed project complies with the Building Scale requirements.
The proposed project complies with the side yard (east), rear yard and accessory structure
setback requirements.
The proposed project does not comply with the front yard setback and a variance of 3 feet
from the 40 foot front yard setback is requested.
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Zoning Board of Appeals
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% 'The proposed project does not comply with the side yard (west) setback and a variance of 6
feet from the 10 foot side yard setback is requested.

% The proposed project does not comply with the lot coverage limitation, a vatiance is
requested to allow the lot coverage to exceed the maximum of 30% by 1.1% ot 88 square
feet.

Physical, Natural or Practical Difficulties
% The existing structure was constructed in conformance with the side yard setback that was in
place at the time of construction, prior to present day setback requirements.
% The L.G. Arries First Addition to Northmoor Tettace Subdivision was approved by the City
in 1923, ptiot to current Code requirements.

STAFF EVALUATION

This matter was scheduled on the June 2021 agenda of the Zoning Board of Appeals but was
postponed at the request of the petitioness in response to a letter received from the neighbor to the
west. The letter along with additional cotrespondence received, is included in the Board’s packet.
The petitioner stated the intention to work with the neighbor to the west and consider modifications
to address the concerns presented. Since June, the petitioner has updated the grading plan to
include a storm sewer proposed to extend from the northwest corner of the house, along the west
side of the house, to the south side of the house. This storm sewer is proposed in an effort to
alleviate drainage on to the neighboting property to the west. The petitioner also provided
illustrations of sunlight impacts under the existing and proposed conditions. The llustrations are
included in the Board’s packet. It may be helpful for the petitioner’s architect to describe what data
was used to prepare the sunlight studies and to review the changes anticipated with the proposed
building addition.

As noted above, this property is located in the R-1 Zoning District. The R-1 Zoning District has a
minimum lot size of 9,375 square feet and a minimum lot width of 75 feet. The patcel totals
approximately 7,939 square feet and is 53 feet wide and does not meet the current minimum lot
width and lot size requirements. Many lots along Highview Terrace are narrowet than the cutrent
minimum lot width requirement for the R-1 Zoning District. In general, due to the size of the lot
and the non-conforming nature of the existing house in relation to the setbacks, consideration of
vatiances to a limited extent appeats to be reasonable keeping in mind that the various Code
limitations are intended to avoid overbuilding of the smallet lots in this neighborhood. Staff’s
evaluation of each of the variances requested is provided below.

Front Yard Sethack V' ariance

The existing tesidence does not encroach into the 40 foot front yard setback. As part of the larger
renovation and addition, the ownets desire to teplace the existing front stoop with an open,
functional front porch along the eastern half of the front facade. To achieve this, the proposed
front porch encroaches 3 feet into the 40 foot front yard setback. In general, open front porches,
such as proposed in this project, help to visually teduce the mass of a front fagade and can add
architectural interest to the house.

Staff Recommendation and Findings - Approve — Front Yard Variance for Open Front Porch
Based on review of the information submitted by the petitioners and an analysis of this request
based on applicable portions of the Zoning Code, staff submits the following findings with respect
to the front yard setback variance.
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1.  The requested front yard vatiance, if granted, will not alter the essential character of the
neighbothood. The open front porch, located partially within the front yard setback, will be
consistent with and complement the established neighborhood.

2. The conditions upon which the front yard setback variance is requested, including the original
siting of the house and the changes to the zoning regulations since the house was constructed,
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.

3. The variance and the resulting open, one-stoty front porch will not impair light or ventilation
to adjacent properties, increase congestion, endanger public safety, or substantially diminish
property values. No evidence has been submitted that indicates the front yard variance, if
approved, will increase congestion, endanger public safety, or diminish propetty values.

Based on the findings presented above, recommend approval to the City Council of a variance to
allow a front porch addition no closer than 37 feet to the front propetty line. The recommendation
is subject to the following condition of approval:
> The front porch on the residence shall remain open as reflected on the plans presented in
support of the variance request.

Side Yard (West) Setback V ariance

The existing structute encroaches just under 4 feet into the required ten foot side yard setback along
the west property line. The proposed second story addition encroaches slightly less than the existing
house and including the ovethang and gutter, the proposed addition is 4 feet from the west property
line. The intent of this addition is to allow the reconfiguration of the existing first floor space and
relocation of the bedrooms from the first floot to the proposed second floor. The addition, if
approved, will extend 24.5 feet from north to south and increase the height of the residence in that
area by just under 9 feet.

No landscaping is proposed as part of this project along the west property line because there is not
adequate space or light to support any significant plantings between the two homes. In addition,
some improvements, storm sewet or a swale, may be needed in this area to address drainage.

In discussions to date with the petitioner and the petitioner’s architect, staff suggested that
information on the options explored for adding the desired space to the house, and the pros and
cons of each be provided as background information. It will be helpful to understand the challenges
and decisions that led to the current proposal and the need for a side yard variance. Given the close
proximity to the property line and the relationship of the side of the petitionet’s house to the rear of
the neighboring home, thorough consideration is important in an effort to minimize impacts on the
neighboring home.

Staff Recommendation and Findings — Continue — Side Yard Setback Variance to the West
Based on review of the information submitted by the petitioners, site visits, comments from
neighboring propetty owners and an analysis of this portion of the request based on applicable
portions of the Zoning Code, staff recommends further study and exploration of the potential to
expand the house without constructing significant additional building mass within the required
setback.
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° The additional mass proposed to be consttucted in the side yard setback on the west side of
the house for the proposed addition will change the relationship of this house to the
neighboring property. Although a modest encroachment exists today with the one story
house, the proposed construction will increase the height within the setback area by nearly
nine feet.

. There are many nonconforming properties along in the Northmoor Terrace. Although some
variances have been granted to other ptopetties in this neighborhood for smaller additions,
additions of this size, within the setback and in this case within four feet from the property
line, are not common. This is a small lot neighbothood with fairly narrow setbacks,
encroachment into the setbacks with significant building mass could overwhelm neighboring
propetties and ultimately change the character of this neighborhood.

e  As noted above, the existing residence is nonconforming and was constructed priot to cutrent
zoning regulations. This nonconforming nature of the existing structure does not prevent
expansion of the home in a modest way and in a manner that is consistent with the current
setbacks. As proposed, the building mass within the setback is significantly expanded both
horizontally and vertically. Some variance may be warranted. It is the magnitude of the
variance now requested that raises questions about whether alternatives have thoroughly been
considered.

° As proposed, the addition within the setback could impact light or ventilation to the adjacent
property to a greater extent than currently exists. The neighbor’s statement raises this
concer.

Lot Coverage V ariance

The Code allows all structures on a ptroperty together to cover a maximum of 30% of the lot. In
this case, the existing lot coverage is 28.1%. With the proposed additions and renovations, the lot
coverage increases to 31.1%, or 88 square feet over the allowable 2,385 square feet maximum,
triggering the need for a variance. A clear hardship should be demonstrated for a variance from the
lot coverage as with any other variance requests. In this case, the petitioners are replacing the
existing garage and increasing the size of the garage from 463 square feet to 576 square feet, or an
increase in size of 113 squate feet. The replacement garage could be reduced in size to allow the
overall project to comply with the lot coverage tequirements while still accommodating two vehicles.

Staff Recommendation and Findings - Continue - Lot Coverage

Direct the petitioner to reduce the size of the garage to meet the lot coverage requirements.

PUBLIC COMMENT

Standard public notice of this request was provided by the City to surrounding property 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, two letters with various exhibits attached were received from the
neighbor to the west, detailing concerns with respect to drainage as a result of the lot coverage
variance and light implications in response to the side yard setback request. One letter, as noted
above, was received ptior to the June 2021 Zoning Board meeting. A second letter was received on
August 19, 2021. A letter was also received from the neighbor to the north expressing general
concerns about the potential for ovetbuilding on the lot and changing the character of the small lot
neighborhood. All of the letters are included in the Board’s packet.
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LAKE TORLST

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

PROJECT ADDRESS (W 24 Hi4rvienw TerRACE

ZONING DISTRICT K' :L

Property Owner (s) Name “SECRRY O'BRIEN -‘ LAueA NEROLA-

(may be different from project adoress)  Address (& 24 H"ﬂ Hview TaeeAce
phone B4F - 346~ 2434 Fax
email_ ¥ Iklyer D\uno. com

Applicant/Representative Name CHRIS BMSSO
e PRoSZA MANAL EY~ALA ARGHTEBCTS

{if different from Property Owner) -
Address 24000 BSHAN RD, CrYSTAL LAEE | (L

prone _S1S - 3FB8-9200 Fax

Emal € RUSSO W ALAARCHITE CI'S - Corh
Beneficial Interests Staff Reports are Avaitable the Friday before the Meeting
Corporation [0 SeeExhibitA Email Report:  Owner [ Representatie [
Partnership 0 SeeExhibitB Fax Report: ower [ Representative [}
Trust, land or other {1 SeeExhibitC Pick Up Report:  Owner [ Represenative [}
Signatures

| have read the compiete application packet and understand the variance process and criteria. | understand that this mattey will
be scheduled for a pubfic heaﬂrygadefefminatfm has been made that my application is complete.

Vo= I———
O o Nk Lo JUh)

WQ %Zat/elf /;z/[

Applicant/Representative Date




A L A Architects & Planners, Inc.

2600 Behan Road (at Route 176) Phone: 815-788-9200
Crystal Lake, IL 60014 Fax: 815-788-9201

June 3, 2021

City of Lake Forest

Building Review Board

Letter of Intent for Variance Request
800 N. Field Drive

Lake Forest, IL 60045

Re: Letter of Intent for ZBA
O’Brien Residence
624 Highview Terrace
Lake Forest, Illinois 60045
ALA project #20328

Jerry O’Brien and Laura Nekola are longtime residents of Lake Forest. They love the community and
intend to remain here, in this house, well into their retirement years. While Jerry and Laura love their
1951 vintage 1-story Cape Cod, the home has some design flaws which they would like to address at this
time. The proposed changes presented for your consideration include a partial second floor addition to
the residence, the enlargement of the existing front porch, the addition of a covered rear entry, and a new
detached garage.

The only solution available to address their family’s needs on this lot is to create more space by building
up and relocating the existing bedrooms to the second floor. In addition to capturing much needed living
space on the main level, the second floor addition allows for opportunities to create a mud room, with
more convenient access to the detached garage at the rear of the house, and to bring the laundry room up
from the basement to the main floor. The proposed new second floor bedrooms and baths, while still
rather modest in size, are configured to more modern, usable, standards.

Every effort has been made to design these proposed changes in compliance with the Building and Zoning
Codes. For example, the proposed new detached garage is completely compliant with the Ordinance in
regard to height, area, and building setbacks. The proposed new covered stoop at the rear of the house is
also compliant with required zoning setbacks. We are also compliant with the maximum allowable bulk,
as calculated in the Building Scale Workbook. However, the age and placement of the home, and the size
of the lot require us to make some variance requests.

The existing house was originally built just over five feet from the West property line, which does not
meet the current side yard setback of 10ft. The proposed second story addition needs to bear structurally
on the existing exterior walls below, which will place that portion of the addition within the required side
yard for approximately 24.5 lineal feet. We feel we have been successful at minimizing the massing
impact by stepping the second floor footprint backward, choosing hipped roof profiles to minimize
bulkiness, and enlarging the front porch with a shed roof across to break up the most prominent portion of
the addition and give the design a more human scale. We feel that the use of horizontal and shake siding
finishes also serves to lighten the overall mass of the addition, while blending harmoniously with the
shake siding and masonry of the existing home. In addition to these design features, existing parkway
and front yard trees, along with bushes and other landscape features further diminish the mass of the
addition from the streetscape.



A L A Architects & Planners, Inc.

2600 Behan Road (at Route 176) Phone: 815-788-9200
Crystal Lake, IL 60014 Fax: 815-788-9201

Our second variance request is in regard to the new covered front porch. In addition to the porch roof
helping to break of the mass of the second-floor addition, the homeowners would like the porch to be
truly usable for leisure and socialization with their neighbors. Maintaining the depth of the 4°-0” existing
porch would make the new porch unusable, therefore we are requesting a 6°-0” deep porch that would
extend 1°-4% inches into the front yard setback, plus soffit and gutters.

Our final variance request pertains to lot coverage. Due to the small size of the lot, the existing building
lot coverage is already close to the maximum allowable at 28.1%. Our efforts to minimize the impact on
[ot coverage with the proposed design require us to request a variance to increase the maximum allowable
building coverage by only 3%, for a maximum allowable building coverage of 31.1%. These efforts
include building up with a second story addition, as opposed to increasing the building footprint on the
ground floor, sizing the new detached garage to minimum standards for a modern 2-car garage, and
designing the new front and rear porches to be just large enough to serve their purpose without being
oversized.

Except for the special circumstances mentioned earlier, this project conforms with all required setbacks.
The scale & height of the addition and garage complies with Code requirements and is visually
compatible with site elements and adjacent buildings. The proposed additions are consistent with the
existing architectural style, while the proportions of the elevations, and visual continuity of the rooflines,
are harmonious with the existing residence and the surrounding neighborhood. Any required new
landscaping features shall be consistent with the existing natural environment on both the subject property
and surrounding properties. Proposed exterior materials are of the highest quality, appropriate for the
intended use and consistent with the existing style of the residence. Wherever possible, the proposed
design maximizes the distance between buildings on site and on adjacent properties. The size, scale, and
nature of the additions are consistent with the existing streetscape and character of the neighborhood.

We look forward to discussing the proposed design changes and requested variances with you in further

detail and welcome any questions you may have. We believe that these proposed changes will only
provide a positive benefit to the homeowners, their neighbors, and the City of Lake Forest.

Sincerely,

/Q

Christopher Russo
Project Manager



; Architects & Planners, Inc.

2600 Behan Road (at Route 176) Phone: 815-788-9200
Crystal Lake, IL 60014 Fax: 815-788-9201

August 16, 2021

City of Lake Forest

Letter of Intent for Variance Request
800 N. Field Drive

Lake Forest, IL 60045

Re: Addendum to Letters of Intent for Variance & Building Review Request
O’Brien Residence
624 Highview Terrace
Lake Forest, Illinois 60045
ALA project #20328

ADDENDUM

An update has occurred subsequent to the issuance of the official meeting packet to the Zoning &
Building Review Boards, which included a letter of dissent from the property owner to the West of the
subject property. In their letter, this property owner expressed concerns about ongoing drainage issues
between the two properties and about the potential loss of natural light to the East side of their residence
from the proposed addition.

The O’Briens have since reached out to their neighbor and eased their concerns regarding stormwater
drainage by contracting with a Civil Engineer to design an underground drainage pipe at their shared
property line. The revision is now included in the overall scope of work for the project and reflected in the
updated Civil Engineering drawings.

ALA Architects and Planners, Inc. has provided exhibits showing the results of a sun study, comparing
the amount of sunlight that reaches the East wall of the neighbor’s residence in current conditions to the
amount of sunlight reaching the East wall after the proposed addition is constructed. A worst-case
scenario is depicted in the attached exhibits, which graphically show how much light reaches the
neighbor’s East wall over a 15 hour period. The results of the study confirm that the proposed addition
will cause a negligible loss of light on any given day.

Sincerely,

Christopher Russo
Project Manager
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PROPOSED SITE PLAN

GENERAL NOTES:

1. REFERENCED SPECIFICATIONS
ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE APPLICABLE
SECTIONS OF THE FOLLOWING EXCEPT AS MODIFIED HEREIN OR ON THE
P

O’BRIEN RESIDENCE
624 HIGHVIEW TERRACE
LAKE FOREST, ILLINOIS

-~ STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION
ADOPTED APRIL 1, 2016 BY THE ILLNOIS DEPARTMENT OF §
TRANSFORTATIDN {IDO7 STANDARD SPECIFICATIONS) RIGHT OF FR
Tverhead Wire I N
-~ CITY OF LAKE FOREST ORDINANCES, REQUIREMENTS AND
STANDARD DETAIL SHALL GOVERN IN THE EVENT OF CONFLICTING i
SPECIFICATIONS.

el

h  GF=691.30
o T/F=691.80
=

J4.00'

39 SF P.C.C.
PORCH

- STANDARDS AND SPECIFICATIONS FOR SOIL EROSION AND SEDIMENT N
615 CONTROL PUBUSHED BY ILLINOIS ENVIROMMENTAL PROTECTION \
. AGEN

- ILLINGIS URBAN MANUAL FOR SOIL EROSION COMTROL PRACTICES

2. NoTIFICATION LOCATION MAP '\_ PROJECT

|
SLPg\LL BE THE CONTRACTOR'S RESPONSIBILITY TG NOTIFY THE SCALE: NTS LOCATION
FOL
THE GITY OF LAKE FOREST 48 HOURS
i PRIOR TO COMMENCEMENT OF CONSTRUCTION
- THE ELECTRIC, COMMUNICATIONS AND GAS UTILITIES PRIOR TO
COMMENCEMENT OF CONSTRUCTION.

3. PERMITS
[*] OWNER SHALL SECURE PERMITS AS FOLLOWS AND COMPLY WITH ALL
REQUIHEMENT’S OF THE PERMITS:
1Y OF LAKE FOREST

4. QUANTITIES

THE CDNTRACTOR IS RESPONSIBLE FOR VERIFYING ALL QUANTITIES AS
P INDICATED ON THE PLANS. THE QUANTITIES WHICH ARE INDICATED ARE
/ FOR BIDDING PURPOSES ONLY AND MUST BE VERIFIED. ANY
DISCREPANCIES ARE TO BE REPORTED TO THE CESIGN ENGINEER.

'| !///’ 5. EXAMINATION OF THE SITE

Existing Air Conditioner — 126 SY ASPHALT DRIVEWAY |

’ —tyisting T ; THE CONTRACTOR IS RESPONSIELE FOR EXAMINING ALL SITE_CONDITIONS
/. _——*txisting Tie Patio PRIOR TO COMMENCEMENT OF CONSTRUCTION AND IS TG COMPARE THE
SITE CONOITIONS AS INDICATED ON THE ENGINEERING PLANS.

6. INDEMNIFICATION
/- THE CONTRACTOR(S) SHALL INDEMNIFY THE ENGINEER AND THEIR AGENTS,
4 I THE CITY OF LAKE FOREST AND THEIR AGENTS FROM ALL LIABILITY
, 634 INVOLVED WITH THE CONSTRUCTION, (NSTALLATION AND TESTING OF THIS
WORK ON THIS PROJECT.

L f TCHV]

.l|" | HICHVIEW 7. LOCATION OF EXISTING UNDERGROUND UTILITIES

8 / THE LOCATION OF VARIOUS EXISTING UNDERGROUND UTILITIES WHICH AR
b PLANS

E
S ARE FOR INFORMATION ONLY AND REPRESENT THE

155
MAYW0O0D

\._\_>

WN ON
/ ] Vi BEST KNOWLEDGE OF THE ENGINEER. IT SHALL BE THE CONTRACTOR'S
| 1 624 / |/ P RESPONSIBILTY TO VERIFY THEIR LOCATIONS AND ELEVATIONS PRIOR TO
P
HIGHVIEW '

o\
N

/ THE CONSTRUCTION OPERAYIONS.

\ .
RS

DAMAGE TO PROPERTY
/ ANY EXISTING PAVEMENT, SIDEWALK. DRIVEWAYS, ETC., DAMAGED BY THE
Ve CONTRACTOR'S OPERATIONS AND NOT CALLEQ FOR IN THE GONTRACT TO
r' / BE REMOVED SHALL BE REPLACED AT THE EXPENSE OF THE CONTRACTOR.
|
s
/

e, -

6897.00+

NN
L

S

R

5 ’ 9 CDNTRACTOR TO VERIFY ELEVATIONS
/ P s s THE CONTRACTOR SHALL VERIFY ALL ELEVATIONS PRIOR TO THE START OF
s WORK AND, IF THERE ARE ANY DISCREPANCIES, IS TD NI
/ . _/ P / < ENGINEER AT ONCE. NOD WORK SHALL BE DONE UNTIL THE DISCREPANCY
£

“\
N

15 RESOLVED.

10. EROSION AND SEDIMENTATION CONTROL

THE CONTRACTOR SHALL PROVICE CONTROL FACILITES SHOWN ON THE
| PLANS TO CONTROL EROSION AND SEDIMENTATION. ~ ADDITIONAL
MEASURES MUST BE UNDERTAKEN AS REQUIRED TO AGCOMMODDATE
SPECIAL CONDITIONS THAT ARISE DURING. THE Rg\l/smmnou OF THE
st i FACILITIES. IE CONTRACTOR SHALL ALSO IDE SUCH EROSION AND
lelitmg Brick Paver SEDIMENTATION CONTROL AS IS NECESSARY TO MEET THE REQUIREMENTS
‘alkway OF THE REFERENCED SPECIFICATIONS.

Existing Retaining Woll —,

27 HMA SURFACE COURSE

— 8" COMPACTED CA-5 BASE COURSE

HMA DRIVEWAY DETAIL
A - PROJECT BENCHMARK: SITE BENCHMARKS: Sy
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‘ DUPAGE COUNTY BENCHMARK BENCHMARK NO. 1 h"z wsoo
NAIL IN PAVEMENT AS SHOWN m'Es’s‘""
BENCHMARK 4-50 GINE
; ELEVATION 685.51 NAVDBS o T
iy ey S . o CHISELED SQUARE ON CONCRETE CURB AT NORTHWEST INTERSECTION OF W TS
5 o 2 —T et SHERIDAN ROAD AND E RINGWOOD ROAD N GENCHMARK NO. 2 :....,““Mw
ELEVATION 6B1.38 NAVD88 11721 6/21/21
/ |_SITE BENCHMARK 2 NAIL IN PAVEMENT AS SHOWN Ao
ELEVATION 685.80 NAVDBS e
SITE BENCHMARK 1— — — = =
AR wo12 oRvosT pice || LAKE FOREST s
; ELCIN, ILLNOIS 60123 OBRIEN RESIDENGE jL=1 5/8/
o phone B47.697.7095 il a
CALL BEFORE YOU DG fox 847.697.7099 628 NGHVIEYW TERRAGCE AMC 5728
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PROPOSED SITE PLAN
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1. VERIFY LTIUTY LOCATIONS. SECOND FLOOR PLAN § %% % ot
. 4200 FRONT & REAR EXIST. & ,, %’ M % I
2. VERIY TREES T0 BE REMOVED WITH OWNER 2300 PROPOSED ELEVATIONS. % Al g )
' [GHT EXIST, & PRQPY S
3 VERIFY STRUCTURE LOCATION WITH OTHERS. % PROP
SITE PLAN DEPIGTED REPREENTS A REFERENCE LOCATION HIGHVIEW TERRACE
ONLY, NOT TO BE USED FOR STAKIG, EXCAVATION, ~7J
FOUNDATION LOCATION QR BULDING OF ANY KIND. REFERENCE SITE PLAN
CML ENGINEERING FOR ACTUAL HOUSE LOCATION AND VERIFY 1€ —
N FIELD NO PORTION OF THE STRUCTURE EXTENDS OVER \ A0/ =100
SETBACKS' BUILDING LINES OR EASEMENIS BESE DOCUMENTS RAVE 572N PREPARED MTHOUT THE AKD CF A PLAT OF SURVEY., NW!EMMI;“U
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EXISTING AND PROPOSED ELEVATIONS
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624 HIGHVIEW TERRACE
LAKE FOREST, IL 60045

OBRIEN RESIDENCE

1/8=1-0°

. VENSTINBNLEFT ELEVATION

© LEFTELEVATION

—————

. 10 PROWEE PROPER § OF ||
VENTS PR BURDING

QURLMENTS & LOCAL CODES |

5 g
T ASHALTE SHNRES — < g
oS k= 2
Sle=2
glezg
2l=8z
= |5g8"
=|BE
P25
=2 §3§
STANDNG SEAN g2 238
Slgéeg
s £
P =
2

IKFLL EXSTING UASONRY
OPENINGS W/MATCHNG BRIX —

o LEFT ELEVATION
L, Yr=-0

T Yems: 20328202

COPYRIGHT ASDATED (©)
ALA Avcitcs & Pamess oc. |




EXISTING AND PROPOSED FLOOR PLANS
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PROPOSED GARAGE ELEVATIONS AND FLOOR PLANS
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EXISTING AND PROPOSED STREETSCAPE
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PROPOSED GRADING
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SUMP OR  DOWNSPOUT»,

DISCHARGE
Hovse z pvc
e, S
MIN. 6° ~1 N
AR GAP i 5
REQUiRED = LI
PREVENT
BACK SIPHON B 1747 oR LaRGER
OR Sump |  WEATHER SEAL R soREENING
DlSCHARGE I // — T N
4 e
4 RS
7 % B
o R

NEW 4 IN. PVC OR PE
FLASTIC PIPE

AIR GAP DETAIL

EROSION CONTROL MEASURES NOTES
1. Silt fance shall be installed clang tha entire adge of tha property.

2. Following fins! groding, oll expused oreas sholl bs seeded ond mulched
within 10 Calender doys of final graging.

All drop iniels on and odjacent to site shall hove silk socks between lid and frome.

o

Unloss otherwise indicated, all vugntnhve and structurol erosion ond sediment conrol
practices will be constructed according to minimum standards ond specifications in the
Fineis Urban Monval revisad Febeory 2002.

5. The McHenry County Department of Plonning & Development must be notified
one week prior to the pra-construction conference, one week prior to the
commencement of land disturbing octivities, and one week prior to the final inspection.

6. Temporary seeding or etobilization shall be established in ony area which is not under
octive disturbonce for a a 7—day time frome.

7. A copy of the opproved erosion and sedimant control plan shall ba maintained on
the site ol ol times.

8. The controctor is responsible far Insln“u(lun of ony odditional erosion control
meosures_nscessory to prevent arosion ond sedimentotion os determined by
McHenry County.

8. During dewatering cperations, watar will be pumped into sedimant basins or silt
trops. Dewotering inta drain tilas or stormwoler structures is strictly prohibited.
Compromised drain kites should be immediately abondaned or repaired.

CONTRACTOR CERTFICATION

I CERTIFY UNOER PENALTY OF LAW THAT | UNDERSTAND THE

rsws AND CONDITIONS OF THE GENERAL NATIOMAL POLLUTANT
SCHARGE ELIMINATION SYSTEM (NPDES) PERMIT (xuuo) THAT

wmonzs \'HE STORM WATER DISCHARCES ASSOCIA

THE CONSTRUCTION SITE DENHFIES

F—

AS PARY or ™S CERTIHGAHD
SCALE: 1"= 10

| CONTRACTOR DATE

TREE PROTECTION - FENCING

Drip Line

SIDE VIEW

1
Y

Ground SurFoce

Post

POST AND FENCE DETAIL

NOTES!

1.The Fence shall be located o iNnun of | Foot outside the drip tne
oF the tree to ke saved and in no coze closer than 3 Fert to the
trunic oF any tree

2. Fence posts smll be sither standard steel posts or wood posts rith
n mnunun cross sectional ares of 30 sa.

3.The Fence may be elther 407 high snow renu, 40 plastc web Fencing
or amy other material as aporoved by the engineer/inspecto

Traa v w0

E—e— O MG 7.

VEQGETATIVE COVER
1. PERMANENT SEEDING ~ SEEDING MXTURE TO BE KENTUCKY BLUEGRASS @
200 tss/ncRE SEED BED PREPARATION SHALL BF ACCORDING TO GREEN
RTILZE AT 130 LBS/ACRE OF NITROCEN AND 40 LES/ACRE EACH OF
BROSPHORUS i POTASSKM

T Toweom SEEDHC - SEEDING WDTURE TO BE CEREAL RYE OR WHEAT ©
300 LBS/ACRE. SEED BED REQUIRED. TORSOIL TO BE BROUGHT ON-SITE AND
PUACED AT A 4° THICKNESS IN AREAS BEING PREPARED FOR SEED.

5. WULEHING - MULCH ALL TEMPORARY AND PERUANENT SEEDING AREAS
DRED STRAW © 2 TONS/ACRE. APPLY NETTING ON TOP OF WULCH
SECURE WITH STAPLES. INSTALL ACCORDING T0 MANUFACTURER'S
SPRCIMEATIONS,

|Stobization | ay [reg haan [apr [mar |un|ut |aug |seP| ocT MoV pEC

Tomporary T
Sceding | | SR N . (S N R
Fermanent o, ]

Seeding ]

ormant
Sesding 1T

Sodding 1 L o Tt Tor T |

Myiching

OWNER CERTFIGATION
“I CERTIFY UNDER PENALTY OF LAW THIS DOCUMENT AND ALL
ATTACHMENTS WERE PREPARED UNDER MY DIRECTION OR SUPERVISION IN
ACCORDANCE WITH A SYSTEM DESIGNED o ASSURE THAT QUALIF
PERSONNEL PROPEALY GATHERED AMD EVALUATED THE INFORMATION

ED ON MY INCIUVRY OF THE PERSON DR PERSONS WHO

BEST OF MY KNQWLEDGE AND BELIEF, TRUE,
) AM AWARE THAT THERE ARE SIGNIFICANT PENALTIES FOR SUBMITTING
FALSE INFORMATION, INGLUDING THE POSSIBILITY OF FINE AND
IMPRISONMENT FOR KNOWING VIDLATIONS.™
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SUN STUDY - EXISTING CONDTIONS

O’Brien Residential Sun Studies

Existing on June 20th

5:21 - 6:21 AM 6:21 - 7:21 AM 7:21 - 8:21 AM 8:21 - 9:21 AM 9:21 - 10:21 AM

10:21 - 11:21 AM 11:21 AM - 12:21 PM 12:21 - 1:21 PM 1:21 - 2:21 PM 2:21-3:21 PM

3:21 - 4:21 PM 4:21 - 5:21 PM 5:21 - 6:21 PM 6:21 - 7:21 PM 7:21 - 8:21 PM

Lake Forest, lllinois




SUN STUDY — PROPOSED CONDITIONS

O’Brien Residential Sun Studies

£ ; "s{ ‘:_-' (f_‘ 4 I; o ‘|- “?I‘
ARCHITECTS & PLANNERS, INC.

Proposed on June 20th

5:21 - 6:21 AM 6:21 - 7:21 AM 7:21 - 8:21 AM 8:21 - 9:21 AM 9:21 - 10:21 AM

10:21 - 11:21 AM 11:21 AM - 12:21 PM 12:21 - 1:21 PM 1:21 - 2:21 PM 2:21-3:21 PM

3:21 - 4:21 PM 4:21-5:21 PM 5:21-6:21 PM 6:21 - 7:21 PM 7:21 - 8:21 PM

Lake Forest, lllinois




Photographs of Neighboring Homes









o FI
IR

'-.
u
]
b |
L!

silis
AN=ad,







|
lnil i : H\[
l‘] 1\

[t
.;

|‘I"I
i rl
.I *
.', Lf'i W
| l'll‘ i




P

“Hy

AN

i

. AL ) . 1 E I
== o “.\..._w, ,;_;.\..:W‘M/..

W St
N




b 4 HINOWSSINTNvmy

HLTV3IH
' IVINIW |

VD_E,&_
Shvd O

i T -







el Lk
¥

&




	342 N. Western Avenue 8.23.2021.pdf
	1191 Estes Avenue 8.23.2021.pdf
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