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STAFF REPORT AND RECOMMENDATION - Revised 

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

DATE:  May 23, 2022  

FROM: Catherine Czerniak, Director of Community Development 

SUBJECT: Elawa Farm – Amendment to Special Use Permit  

 

Property Owner 

The City of Lake Forest   

220 E. Deerpath 

Lake Forest, IL  60045 

Property Location 

1401 Middlefork Drive  

Zoning District 

R-4 - Single Family Residence 

District 

  

 

Owner:  City of Lake Forest 

Tenant Representatives:  Elawa Farm Foundation 

Laura Calvert, Executive Director   

 

Summary of the Request 

This is a request for consideration of limited amendments to the Elawa Farm 

Special Use Permit.  The Elawa Farm Master Plan is an exhibit to the Special Use 

Permit.  Elawa Farm operates under a Special Use Permit because it is a non-

residential located on residentially zoned property.      

 

Plans by the Elawa Farm Foundation to add improvements to one section of the 

Garden to create an “Enabling Garden” triggered this request.  To create an 

Enabling Garden, the Elawa Farm Foundation proposed to construct 

improvements in one section of the Garden to facilitate access to garden 

based experiences and education for people with limited mobility.   

 

This discussion provides the opportunity for consideration of two additional 

amendments to the conditions of the Special Use Permit that have been under 

discussion for some time.  The proposed amendments would:     

 

1) Permit the chicken coop in the southern portion of the Garden as an 

ongoing use.  (Currently, the chicken coop was authorized by the 2019 

approvals as a pilot program.      

2) Refine the language relating to amplified sound for events wholly 

within the Hay Barn. 

 

Given the level of interest in Elawa Farm by residents in the Middlefork Farm 

Subdivision, the various users of Elawa Farm, the Elawa Farm Foundation, and 

the larger community, information is presented for public comment and Board 
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discussion and direction at this time.  It is anticipated that action on this request 

will be scheduled for the beginning of the May 23rd Zoning Board of Appeals 

meeting.       

 

Background 

The Special Use Permit, with the Master Plan attached as an exhibit, was 

substantially amended in March 2019.  The experiences and lessons learned 

since approval of the original Special Use Permit in 2010 resulted in a lengthy 

period of study and public meetings ultimately leading to the 2019 approvals.  

The 2019 Special Use Permit regulates the use of Elawa Farm today and is 

included in the Board’s packet. 

   

A key focus of the 2019 amendments to the Special Use Permit was to limit the 

number and size of private rental events, especially weddings or similar events 

held in the evening house.  The direction of the 2019 approvals encouraged 

activities that align with the vision for Elawa Farm. 

 

In part, the Vision Statement for the Elawa Farm Master Plan states: 

 

Elawa Farm is open to the public, a place for community members to 

experience, study and explore an historic Gentleman’s Farm and Garden 

and an accredited nature center, the Wildlife Discovery Center, in the 

context of unique surroundings; an established single family neighborhood, 

preserved open lands and the Middlefork Savanna, a sensitive and 

significant natural area. 

 

• Elawa Farm is a community resource where stewardship of the 

environment and history of the site are achieved through education, 

preservation, restoration and conservation.   

 

The full context of the Vision Statement is included in the 2019 Special Use 

Permit, Exhibit B. 

 

Elawa Farm is owned by the City of Lake Forest.  In 1998, as a result of a 

partnership between the Carroll Family, Lake County Forest Preserves District, 

Lake Forest Open Lands Association, the developer and the City of Lake Forest; 

Elawa, a Gentleman’s Farm, was preserved as a community resource.  The 

original 200-acre parcel was subdivided into 72 single family residential lots 

consistent with the density permitted by the underlying zoning.  And, by using a 

conservation subdivision approach; wetlands, an oak savannah, prairie and 

many of the structures and the garden from the historic Gentleman’s Farm were 

preserved.   
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Today, portions of the original 200 acres are owned by the Lake County Forest 

Preserves District, Lake Forest Open Lands Association and the City.  The City 

ownership includes a neighborhood park which is under the purview of the 

City’s Park and Recreation Department, a site north of the park that is reserved 

for a public elementary school if one is ever needed in this area, and Elawa 

Farm.  Importantly, only Elawa Farm is governed by the Master Plan and Special 

Use Permit.   

 

There is interplay between the various parcels and ownerships in the area 

including the adjacent single family residential neighborhood, the Middlefork 

Farm Subdivision.  There is a collective impact from the activities that occur at 

Elawa Farm, Elawa Park, on the Forest Preserves land and in the Lake Forest 

Open Lands areas.  This unique blend of resources brings with it some demands 

ranging from parking and traffic to finding a workable balance of overall 

activities.  The adjacent residential neighborhood certainly benefits from 

proximity to extraordinary natural and historic resources, but is also impacted by 

traffic, frequency of use, noise and overall activity levels.  As with all special uses, 

the Board is faced with balancing community benefits with off-site impacts and 

with balancing various interests.          

 

The Elawa Farm Foundation, a not for profit organization, is a tenant of the Farm 

and as such, pays rent and is responsible for maintenance and ongoing care of 

designated spaces within the farm buildings and the Garden.  The City is 

responsible for the overall care and long term preservation of the overall site.   

The Wildlife Discovery Center, a program of the City’s Parks and Recreation 

Department, is located at Elawa Farm.     

   

Staff Analysis  

❖ Why is an Amendment Required for the Enabling Garden?  

The Elawa Farm Foundation’s plan to create an Enabling Garden in one section 

of the larger Garden triggers an amendment to the 2019 Special Use Permit and 

the associated Master Plan because of certain provisions in those documents.  

Those provisions are noted in part below.   (As noted above, the 2019 Special 

Use Permit, with the Master Plan attached as an exhibit, is the controlling 

document for Elawa Farm currently and is included in the Board’s packet.) 

 

Page 2 of Exhibit B to the Special Use Permit, the Master Plan – Entrance Corridor 

states: 

 

“The Entrance Corridor is the open area located along Middlefork Drive, 

adjacent to the parkway along the public street.  The Corridor is part of the 

visual approach to Elawa Farm.   

• Low native plantings are appropriate for this area. 
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• The Entrance Corridor is intended to remain free of solid landscaping 

and sight obstructing fences to provide an open space buffer 

between the working Garden and the residential neighborhood. 

• Views across the Garden, from Middlefork Farm Drive, should be 

preserved.   

 

Page 2 of Exhibit B to the Special Use Permit, the Master Plan – Garden states: 

  

“The garden plantings and protective garden barriers are intended to allow for 

views into the Garden and views of the buildings and prairie beyond while at 

the same time discouraging natural predators.” 

 

Vegetative screening and an open pergola are proposed which together may, 

to some extent, limit views from certain points, into the Garden.  Given the low 

profile of the proposed plantings and the pergola, and the change in grade 

from the road, the proposed improvements are not expected to obstruct views 

of the buildings or the prairie beyond.   

  

Page 5 of Exhibit B to the Special Use Permit, the Master Plan – Opportunity 

Areas states: 

  

“As uses evolve at Elawa Farm, this Master Plan recognizes the possible need for 

limited future additional structures on the site.  New structures are only permitted 

in areas as designated in this Master Plan.  Prior to new structures at any other 

locations, amendments to this Plan will need to be considered through a public 

process.”   

 

The Master Plan identifies the southern portion of the Garden for new structures.  

The area where the pergola in the Enabling Garden is proposed is not currently 

identified in the Master Plan for structures.  An open pergola is proposed and is 

considered a structure.   

 

❖ Overview of the Proposed Enabling Garden in the Context of Current 

Approvals 

The proposed Enabling Garden is in the northeast portion of the larger Garden.  

Proposed improvements include raised bed garden beds, an open pergola to 

offer a small area of shade, accessible pathways, two stationary benches and 

an entrance gate.  The pergola is proposed at nine feet tall.  All these elements 

are typical garden features.   

 

Modification of the surface of the central pathway through the Garden is also 

proposed.  The grass will be replaced with an ADA compliant surface as 

described in the petitioner’s statement.  A separate, new ADA compliant 

pathway was originally proposed through the grassy area to the north of the 
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overall Garden to provide access directly to the Enabling Garden.  In response 

to concerns raised by some neighboring residents, and to respect the historic 

footprint of the Garden, the concept of a separate path was eliminated from 

the plan. 

 

The Enabling Garden, as described by the Elawa Farm Foundation, is not 

intended to add or expand the type or number of activities that currently occur 

in the Garden.  Instead, the improvements are intended to offer limited 

amenities, as noted above:  raised gardening beds, shade, accessible paths 

and limited seating all to benefit participants in the types of classes, programs 

and tours that are currently offered by the Elawa Farm Foundation.  These 

groups currently visit the Garden for lectures, enjoyment and hands on 

experience as one part of the larger scope of their activities.  The Enabling 

Garden is not intended as a primary location for classes, programs or tours, but 

as a pass through area.  The primary use areas for classes, programs and tours 

are in the farm buildings or in the courtyard.  The petitioner’s statement provides 

detailed information about classes, programs and tours, the types, the 

frequency and the number of participants.     

 

Concerns have been raised about whether the proposed improvements will 

attract other users or lead to an increase in overall activity in the Garden and 

Elawa Farm overall.  This is an ongoing concern that is heard by staff.  Conditions 

around the use of the Enabling Garden are suggested later in this staff report in 

response to this concern.   

 

In reviewing the 2019 Master Plan, staff offers the following: 

         

• The proposed Enabling Garden and the activities that would occur 

within that portion of the Garden are consistent with the permitted 

Daily Use Activities.  (Pages 2 and 3 of the Special Use Permit) 

• The Enabling Garden will be for daytime use only.  (page 4 of the 

Special Use Permit) 

• The Enabling Garden will support only passive, educational activities.  

(page 1 of Exhibit B to the Special Use Permit) 

• The Enabling Garden enhances opportunities for those with limited 

mobility to learn about and participate in activities related to 

gardening.  (page 1 of Exhibit B to the Special Use Permit) 

• The Enabling Garden will be used for passive activities, as one part of 

a class, program or tour.  (page 1 of Exhibit B to the Special Use 

Permit) 

• Use of the Enabling Garden will respect the limited capacity of Elawa 

Farm and the area overall.  Both the frequency of use of the Enabling 

Garden and the number of people permitted in the space at one 

time are restricted by the recommended conditions of use.         
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• Private funding has been secured for the structures and 

improvements proposed in the Enabling Garden.  (page 1 of Exhibit B 

to the Special Use Permit) 

• The proposed improvements are being reviewed through the 

appropriate processes to verify consistency with the overall character 

of the site.  (page 3 of Exhibit B to the Special Use Permit) 

• No events will be held in the Enabling Garden.   

• The Enabling Garden is intended to enhance existing program and is 

not anticipated to drive additional traffic or create additional 

parking demand.  (page 5 of Exhibit B to the Special Use Permit) 

 

Recommended Amendments to the Special Use Permit and the Master Plan 

❖ Enabling Garden - Proposed New Conditions: 

Enabling Garden.  One section of the Garden may be improved with garden 

elements that increase the accessibility for people with various abilities.  The 

location of the Enabling Garden and improvements shall be consistent with the 

attached exhibit.   

     

a.  The Enabling Garden, like the overall Garden, is available as a short term, 

secondary gathering space, for classes, programs and tours held by the 

Elawa Farm Foundation and primarily conducted in the farm buildings or 

in the courtyard.   

b.  The Enabling Garden is not intended as primary classroom space or an 

arrival or departure space for classes, programs and tours. 

c.  No private rental events are permitted in the Enabling Garden permitted 

to be used by available for use.  

d.  To delineate this area of the Garden and to discourage use not 

associated with classes, programs and tours offered by the Elawa Farm 

Foundation, access from the main path shall be gated and no 

permanent seating except the two benches reflected on the attached 

exhibit is permitted. 

e.  No tents or canopies are permitted in the Enabling Garden. 

f.  No parking for activity or maintenance within the Enabling Garden is 

permitted on Middlefork Farm Drive. 

g.  Use of the Enabling Garden is not permitted after dusk. 

h.  No sound amplifying devices may be used in the Garden overall. 

i.  The capacity of the Enabling Garden shall not exceed 25 at any time.    

 

❖ Chicken Coop 

The 2019 approvals authorized a pilot program for a chicken coop along the 

south edge of the Garden.  Due to the pandemic, the pilot program was 

extended.  The chicken coop remains today.  To staff’s knowledge, there have 

been no issues with the chicken coop.  No complaints were received by the City 
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since the chicken coop was installed.  The Elawa Farm Foundation requests that 

the chicken coop be authorized by the Special Use Permit on an ongoing basis.   

The Foundation has advised staff that there are no intentions to host a petting 

zoo or other farm animal demonstrations at the Farm.   

 

Modifications to the current condition relating to farm animals is offered below 

for Board consideration.  Deleted language is shown in strikeout text, proposed 

language is highlighted in red.   

 

6.  Farm Animals:  Farm animals, defined as animals typically found on a farm in 

the Midwest, are permitted on the site on a limited basis only in the overlay 

area designated in the Master Plan, the southern portion of the Garden.   

 

i.  Farm animals, for events such as a petting zoo or other demonstrations, are 

permitted at Elawa Farm up to 5 days a year.   

ii.  No farm animals may be kept on the site overnight with the following 

exceptions: 

a. An incubator, housed in the farm buildings, for an “egg to chicken” 

demonstration is permitted. 

b. A pilot program is authorized from May 1, 2019, through October 1, 

2019, allowing Up to 10 12 adult hens to may be kept on the site wholly 

within the overlay area designated in the Master Plan, the southern 

portion of the Garden.  The chickens must be secured in a temporary 

pen/chicken coop. which must be removed at the end of the pilot 

program.  At the conclusion of the pilot program, establishing the 

program on a permanent basis may only be considered through 

further amendment to this Special Use Permit. 

 

Any and all required licenses, permits or approvals related to farm animals 

must be obtained from outside agencies to meet all applicable health and 

life safety requirements on an ongoing basis.  and must be submitted to the 

Coordinator a minimum of 30 days prior to bringing animals on the site. 

 

❖ Amplified Sound 

A clarification is requested to recognize that the sound system in the Hay Barn 

existing may be used for events inside the space, with no further amplification.  

The sound system is pre-set by the Foundation staff to limit the sound levels.  

  

Modifications to the current condition relating to amplification is offered below 

for Board consideration.  Deleted language is shown in strikeout text, proposed 

language is highlighted in red.   

   

9.  Requirements for all Events:  The following minimum requirements shall be met 

for all Events: 
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*** 

c.  Amplified Events.  Amplified Events are defined as any Event at which 

electronic means are used to increase or enhance sound inclusive of 

music and voices.  Six (6) amplified Events, inclusive of daytime and 

evening Events, are permitted annually.  No more than two (2) amplified 

Events are permitted within any 30-day period and amplified Events are 

not permitted on consecutive evenings.  Amplification is permitted only in 

the Private Rental Event Area located west of the Wagon Shed and in 

the Hay Barn.  Exception:  Events held in the Hay Barn are permitted to 

use the installed sound system at preset levels which must be set to 

minimize audible sound outside.  within the farm buildings, with doors 

closed, are permitted to use amplification only for individuals speaking to 

groups and these Events will not be counted toward the six (6) permitted 

amplified Events.   

 

❖ Garden   

The following additional language is recommended to clarify the current and 

proposed short term use of the Garden by classes, programs and tours that are 

primarily based elsewhere on the Elawa Farm Campus.  Suggested additional 

bullet point under the Garden section of Exhibit B to the Special Use Permit. 

 

• The Garden is available for short term use by classes, programs and tours 

hosted by the Elawa Farm Foundation that visit the Garden for 

educational purposes and to assist with routine garden related tasks.  

(The classes, programs and tours shall not use the Garden as a primary 

gathering space but instead, as one component of a larger program 

based elsewhere on the Elawa Farm Campus. 

   

Public Comment 

As noted in the application materials submitted by the Elawa Farm Foundation, 

the Foundation has offered information about the proposed Enabling Garden in 

various formats over the past several months. 

  

Public notice of this petition was provided by the City in accordance with 

applicable requirements.  Notice was mailed by the Community Development 

Department to surrounding properties and the required notice was published in 

the local newspaper.  The agenda for this meeting was posted at five public 

locations and was posted on the City’s website.  Written information, letters and 

e-mails received from interested parties are included in the Board’s packet.   

 

Staff Recommendation 
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Based on the following findings, recommend approval of the amendments to 

the Special Use Permit and Exhibit B, the Master Plan for Elawa Farm as detailed 

above.   

 

1. The establishment of an Enabling Garden in a portion of the Elawa Farm 

Garden and the use of the Enabling Garden for short term, size limited 

gatherings by classes, programs and tours typically hosted by the Elawa 

Farm Foundation will not be detrimental to or endanger the public health, 

safety, morals, comfort, or general welfare of the residents and general 

public.   

 

2. Elawa Farm is a unique community asset, part of the Middlefork Farm 

neighborhood.  Numerous conditions of approval regulate the activities at 

Elawa Farm recognizing the mix of residential, recreational, educational 

and passive uses that occur in the immediate area.  Elawa Farm adds 

value and distinction to the area and as limited by the conditions of 

approval, will not impede the normal and orderly future use or enjoyment 

of properties in the area for the uses already permitted.   

 

3. No evidence has been submitted to demonstrate that the proposed 

Enabling Garden will substantially diminish property values in the 

neighborhood. 

 

4. No changes are proposed to the existing historic buildings.  The proposed 

pergola is a low profile, open structure which is located in an area at a 

lower grade than the adjacent public street.  The pergola and garden 

are screened by existing vegetation and will be only minimally visible from 

off the site. 

 

5. Adequate utilities, roads and drainage facilities are already available to 

the site. 

 

6. The Enabling Garden is intended to serve existing users of Elawa Farm.  The 

Enabling Garden in and of itself will not generate additional traffic at 

Elawa Farm. 

 

7. The activities in the Enabling Garden will be consistent with the Special 

Use Permit as amended.  Except as set forth in the Special Use Permit, the 

site shall conform to the applicable regulations of the R-5 zoning district 

and all other applicable uses and regulations.    
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STAFF REPORT AND RECOMMENDATION 

TO:  Chairman Sieman and members of the Zoning Board of Appeals 
DATE:  May 23, 2022 
FROM: Michelle Friedrich, Planning Technician  
SUBJECT: Side Yard Setback Variance 
 
OWNERS 
John and Jenna Zilka 
671 Timber Lane 
Lake Forest, IL 60045 

PROPERTY LOCATION 
671 Timber Lane 

ZONING DISTRICT 
R2 – Single Family Residence 
20,000 SF minimum lot size 
 

 
 
SUMMARY OF REQUEST 
This is a request for approval of a side yard setback variance to allow expansion of the existing non-
conforming garage. 
 
The property is located on the east side of Timber Lane, north of Glenwood Road.  The property is 
in the Whispering Oaks, Unit 4 Subdivision which was approved in 1957.  The property is 
developed with a residence which was built in 1963.   
 
FACTS 
Compliance/Non-Compliance with Key Code Requirements   
 The property meets the lot size requirement. 
 The property does not meet the lot width requirement. 
 The existing house complies with the front, rear and side (north) yard setback requirements. 
 The existing house does not comply with the side (south) yard setback requirement.  
 The proposed garage addition encroaches into the 12 foot side (south) yard setback 

requirement. 
 
Physical, Natural or Practical Difficulties     
 This house and others in the neighborhood were constructed prior to the application of the 

current setback requirements. 
 
STAFF EVALUATION  
As noted above, the property does not meet the lot width requirement, it is just under the minimum 
lot width of 100 feet.  The property owners’ desire to expand their garage consistent with the 
existing encroachment of the house into the side yard setback.  Approximately 2.25 feet of the 
addition will be located within the side yard setback including the eave and gutter.  The mass of the 
encroaching portion of the addition is primarily a single story wall.  The existing fence along the 
south property line will help to screen views of the addition from the neighboring property.  The 



proposed addition appears to be sensitively and logically sited.  No tree removal is proposed with 
this project.   
 
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 addition partially within the side yard setback will not alter the essential character of the 

neighborhood.  The proposed addition is generally in keeping with the massing and character 
of other homes in the Whispering Oaks neighborhood. 

2. The conditions upon which the variance 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.  This house is sited within the side yard setback and 
the proposed addition maintains the same encroachment and only slightly expands upon the 
encroachment that exists today. 

3. The existing residence is nonconforming because it was constructed prior to current zoning 
regulations.  This condition necessitating the variance was not created by any current or 
former owner of the property but instead, results from a change to the zoning regulations after 
the home was built. 

4. The variance will not impair light or ventilation to adjacent properties, increase congestion, 
endanger public safety, or diminish property values. 

 
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, one letter was received in support of the petition. 
 
RECOMMENDATION  
Based on the findings presented above, recommend approval to the City Council of a variance to 
allow the expansion of the garage no closer than 9.75 feet to the south property line consistent with 
the site plan submitted to the Board. 
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STAFF REPORT AND RECOMMENDATION 

TO:  Chairman Sieman and members of the Zoning Board of Appeals 
DATE:  May 23, 2022 
FROM: Michelle Friedrich, Planning Technician 
SUBJECT: Side Yard Setback Variance 
 
OWNERS 
Scott and Julie Carter 
151 E. Ridge Lane 
Lake Forest, IL 60045 

PROPERTY LOCATION 
151 E. Ridge Lane 

ZONING DISTRICT 
R2 – Single Family Residence 
And 
GR-3, General Residence 
District 
 

PROJECT REPRESENTATIVE 
Richard Bories, architect 
 
SUMMARY OF REQUEST 
This is a request for approval of a side yard setback variance to allow construction of a new single 
story mudroom. 
 
The Carter property is located on the east side of Ridge Lane and is accessed from Oakwood 
Avenue.  The property is in the Holt’s Subdivision, platted in 1925.  The parcel is developed with a 
two story residence built in 1930 and is a Contributing Structure in the Historic District.  The 
Historic Preservation Commission will review the design aspects of this petition at the May 2022 
meeting.   
 
FACTS 
Compliance/Non-Compliance with Key Code Requirements  
 The existing house complies with the side (south) and rear yard setback requirements. 
 The existing house does not comply with the front and side (north) yard setback 

requirements. 
 The proposed additions and alterations comply fully with the front, side (south) and rear 

yard setback requirements. 
 The proposed single story mudroom addition requires a variance from the 12-foot side 

(north) yard setback requirement. 
 
Physical, Natural or Practical Difficulties     
 The existing structure was constructed prior to the present day setback requirements. 

 
STAFF EVALUATION  
The portion of the property where the house is located is in the R-2 Zoning District.  The portion 
of the property that extends east to Oakwood Avenue and provides access from the east to the 
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subject property and the property addressed as 131 Ridge Road, is in the GR-3 Zoning District.  
There is a public water main and a public sanitary sewer main in a public utility easement on the 
subject property, immediately south of the residence.  This easement and the associated utilities 
prevent expansion south of the existing house. 
 
The existing residence is sited 2 feet 9 inches from the north property line, rather than the required 
12 feet.  The existing garage is located in the north wing of the house and as part of the proposed 
project, will be converted to a family room.  The proposed addition to the house is located in the 
side yard setback.  The addition will provide space for a mudroom to the east of the existing north 
wing.  The proposed single story mudroom addition steps in from the existing north façade and as 
proposed, is no closer than 3 feet 10 inches to the north property line.  The proposed mudroom is 
approximately 7 feet by 17 feet and from a design perspective, compliments an existing screen porch 
at the south wing of the house.  The proposed detached garage complies with the setback 
requirements for an accessory structure and does not require variances or any action by the Board.   
 
There is no tree removal associated with the mudroom addition.  There is existing screening along 
the north property line on the neighboring property.  Given the proximity to the property line, there 
is no opportunity for additional landscape screening to the north of the residence.  The property 
owners propose an 8 foot tall hedge to the east of the proposed mudroom which will provide some 
screening from properties to the east. 
 
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 variance will not alter the essential character of the neighborhood.  The 

single story mudroom addition is compatible with the existing residence and surrounding 
neighborhood. 

2. The conditions upon which the variance is requested, including the original siting of the house 
and the adoption of 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 existing structure does not conform to the current setback requirements.  The hardship in 
conforming to the required setback is a result of the original construction of the structure 
prior to adoption of the current setback regulations. 

4. The variance and the resulting mudroom addition will not impair light or ventilation to 
adjacent properties, increase congestion, endanger public safety, or diminish property values.  
The proposed addition is intended to upgrade the residence and property and improve upon 
the aesthetics and functionality. 

 
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 various public 
locations.  City staff received a phone call from a neighboring property owner who requested 
clarification on the scope of the project. 
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RECOMMENDATION  
Based on the findings presented above, recommend approval to the City Council of a variance to 
allow construction of a mudroom addition no closer than 3 feet 10 inches to the north property line 
consistent with the site plan submitted to the Board.   
 
The recommendation includes the following condition of approval: 
 Subject to approval by the Historic Preservation Commission. 
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STAFF REPORT AND RECOMMENDATION 

TO:  Chairman Sieman and members of the Zoning Board of Appeals 
DATE:  May 23, 2022 
FROM: Michelle E. Friedrich, Planning Technician 
SUBJECT: Lot-in-Depth Setback Variance 
 
OWNERS 
Kathleen Brill 
751 N. Sheridan Road 
Lake Forest, IL 60045 

PROPERTY LOCATION 
751 N. Sheridan Road 

ZONING DISTRICT 
R-4 – Single Family Residence 
60,000 minimum lot size 

 
PROJECT REPRESENTATIVE 
Nate Lielasus, architect 
 
SUMMARY OF REQUEST 
This request is for a recommendation in support of approval of a lot-in-depth setback variance to 
allow construction of two additions within the required setback.  A lot-in-depth is defined as a 
property that does not meet the minimum street frontage for the zoning district.  For lots in depth 
in the R-4 zoning district, the 50 foot front yard setback applies from all property lines. 
 
The property that is the subject of this petition is located on the east side of Sheridan Road, north of 
Deerpath.  The property was created through the James M. Hopkins Subdivision, recorded in 1950.    
The house predates the subdivision.  The existing residence was formerly the coach house for the 
Edward Chapin Residence, known as “Shadow Lawn” at 737 N. Sheridan Road, which was 
constructed in 1887.  The 1950 subdivision allowed the coach house to be adaptively reused as a 
single family residence.  Although the date of construction is not available for the coach house, it is 
likely that it was built around the same time as the main residence. 
 
The design aspects of the project and building scale variance request were reviewed by the Historic 
Preservation Commission at the April 2022 meeting and the Commission recommended approval of 
the project, contingent on the Zoning Board’s approval. 
 
FACTS 
Compliance/Non-Compliance with Key Code Requirements  
 The proposed project does not comply with the Building Scale requirements. 
 The existing residence does not conform to the current lot-in-depth setback requirements.  

As noted above, the nonconforming condition existed at the time the City approved the 
subdivision which created this lot. 
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 The property is a lot-in-depth, that is, a property that does not have the minimum street 
frontage required by the applicable zoning district.  The front yard setback is applied to all 
sides of a lot-in-depth, in this case 50 feet. 

 The proposed additions require a variance from the 50 foot lot-in-depth setback. 
 The lot does not meet the minimum lot size requirement for the R-4 zoning district and was 

through a subdivision that was approved by the City Council in 1950, prior to the current 
zoning regulations. 

 The lot does not meet the minimum lot width requirement for the R-4 zoning district and 
therefore, as noted above, is a lot in depth. 

 
Physical, Natural or Practical Difficulties     
 The non-conforming nature of the existing house was created by changes in Zoning Code 

and approval of the subdivision by the City Council. 
 The coach house was adaptively reused as a single family dwelling sometime after the 

subdivision of the property in 1950. 
 

STAFF EVALUATION  
This property is located within the R-4 zoning district and given the lot-in-depth nature of the 
property, a 50 setback is required from all four property lines for the residence.  As stated above, the 
lot does not conform to the current minimum lot size or minimum lot width requirements.  Nearly 
the entire residence is within the lot-in-depth setback.   
 
Two separate single story additions are proposed to make the house more livable for the current and 
future owners recognizing its original construction as an outbuilding for an estate house.  At the 
south side of the residence, an existing single story addition will be removed and replaced with a 
garage addition that encroaches the same extent to the west as the existing structure.  The addition 
extends further south by approximately 6.5 feet.  As proposed, the addition is located approximately 
4.5 feet from the west property line and approximately 22.5 feet from the south property line.   
 
The existing garage is centered on the site and is connected to the main structure by an open 
breezeway.  The existing garage is proposed for removal and is proposed to be replaced with an 
enclosed front entry and addition of approximately the same size as the existing garage.  The 
proposed addition is shifted south of the footprint of the existing garage but is generally in the same 
configuration as the existing garage.  A significant portion of the proposed addition complies with 
the lot-in-depth setbacks.  The amount of driveway on the site is reduced.     
 
There is an existing fence along the south property line that will remain and additional landscaping is 
proposed along the south property line to further screen the proposed addition from the adjacent 
property.  As noted above, the proposed additions are single story in nature and are in keeping with 
the style of the existing house. 
 
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, staff submits the following findings. 
 

1. The requested setback variance will not alter the essential character of the neighborhood.  
The additions are generally in the footprints of the portions of existing structures that will 
be demolished. 
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2. The conditions upon which the variance is requested are generally unique to this property 
and not generally applicable to other properties in the same zoning district due to the fact 
that the structure was originally a coach house, an outbuilding to an estate residence, 
which today is adaptively reused as a single family residence and the fact that the coach 
house existed in its present location at the time of City Council approval of the 
subdivision that created the lot in the configuration that exists today.   

3. The hardship in conforming to the lot-in-depth setback requirements results from the 
subdivision of the property, with the existing structures on it, which was approved by the 
City Council in 1950 and the adoption of lot-in-depth Code provisions after the property 
was subdivided.  The R-4 zoning district was applied to the property after the original 
structure was constructed and after the property was created through a subdivision 
approved by the City. 

4. The variance will not impair light or ventilation to adjacent properties to any greater 
extent than exists today, increase congestion, endanger public safety, or diminish property 
values.  The proposed additions are small, a single story in height and well screened from 
the neighboring properties.  The proposed improvements will encourage investment in an 
historic property and make the property more livable for the current and future owners.   
 

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 
and on the City’s website.  Correspondence was received in support of this petition.    
 
RECOMMENDATION  
Based on the findings presented above, recommend approval to the City Council of a variance from 
the lot-in-depth setback requirement to allow construction of additions no closer than 4.5 feet to the 
west property line and no closer than 22.5 feet to the south property line, consistent with the site 
plan submitted to the Board 
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STAFF REPORT AND RECOMMENDATION 

TO:  Chairman Sieman and members of the Zoning Board of Appeals 
DATE:  May 23, 2022 
FROM: Michelle Friedrich, Planning Technician 
SUBJECT: Front and Side Yard Setback Variances 
 
OWNERS 
Jerry O’Brien and Laura Nekola 
624 Highview Terrace 
Lake Forest, IL 60045 

PROPERTY LOCATION 
624 Highview Terrace 

ZONING DISTRICT 
R1 – Single Family Residence 
9,375 SF minimum lot size 
 

 
PROJECT REPRESENTATIVE 
Chris Russo, project manager 
 
SUMMARY OF REQUEST 
This is a request for approval of a front yard setback variance to allow construction of an open, 
functional front porch and 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.  A 
replacement detached garage is also proposed, no setback variance is required for the garage. 
 
The property is located on the north side of Highview Terrace, one lot east of Maywood Road.  The 
property is in the L.G. Arries First Addition to Northmoor Terrace, a subdivision 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. 
 
ACTIVITY ON THIS PETITION TO DATE 
This petition was presented to the Zoning Board of Appeals at the November 2021 meeting.  At 
that meeting, the Board expressed support for the front yard variance for an open front porch.  The 
Board continued the petition with direction to the petitioners to explore alternatives for the second 
story addition to eliminate or reduce the extent of encroachment into the side yard setback and the 
Board also directed staff to research the history of variances in the neighborhood.  The Board 
requested that the Building Review Board review design aspects for the various alternatives studied. 
 
The Building Review Board considered this petition at their April and May 2022 meetings and in 
May, voted to recommend approval of a slightly modified design from the plans presented to the 
Zoning Board in November.  The plans, as recommended by the Building Review Board are 
included in the Board’s packet.  The recommended plans still require a side yard setback of the same 
extent as requested in November however, the height of the addition is reduced slightly in the 
revised plans.  The petitioner provided two alternative plans that explore opportunities to reduce the 
extent of the side yard setback variance requited.  The alternate concepts are included in this packet. 
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Since the November 2021 Zoning Board meeting and throughout the process, staff has had several 
phone conversations, email exchanges and virtual meetings with the petitioner to review the 
applicable criteria and encourage consideration of options that comply with the Code to the extent 
possible given the unique circumstances of the property.  Staff’s goal is to present a project that 
reflects appropriate study and compromises keeping in mind the criteria that must be applied by the 
Board.   
 
This petition is challenging because of the petitioner’s desire for a second story addition, the desire 
to preserve a vaulted ceiling in existing first floor space and importantly, because of the siting of the 
existing home as originally constructed, very close to the west property line.  This petition is 
challenging because small properties by their very nature result in homes that are close together.  
Variances from the side yard setbacks can exacerbate the already close conditions found in these 
neighborhoods.  It is a delicate balance between recognizing homeowners’ interest in updating 
homes that in many cases are already nonconforming to the setbacks and satisfying the applicable 
criteria.   
 
As requested by the Board, staff reviewed side yard variances previously granted for homes in the 
Northmoor neighborhood including properties on Highview Terrace and properties on corner lots 
and immediately adjacent to corner lots.  A map detailing the information gathered is included in the 
Board’s packet.  In summary, side yard setback variances were granted for 10 properties of the 82 
properties studied.  Those variances range from 4.64 feet from the property line to 8.5 feet from the 
property line for an average variance of 6.8 feet.  The code requires that each request for a variance 
be evaluated on its own merits.   
 
Staff also reviewed conditions on properties adjacent to the properties for which variances were 
granted, specifically, whether a driveway was immediately adjacent to the area of encroachment.  Of 
the 10 properties that were granted interior side yard setback variances: 
 5 properties are adjacent to driveways 
 The area of encroachment was not immediately adjacent to the neighboring home 
 The encroachment as only for the eave and gutter of the structure and was immediately 

adjacent to a neighboring home 
 2 variances were for single story additions 
 1 variance was for a second story structure immediately adjacent to another residence. 

 
FACTS 
Compliance/Non-Compliance with Key Code Requirements  
 The property does not meet the minimum lot size of 9,375 square feet. 
 The property 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 proposed garage will fully comply with the requires setbacks. 
 The proposed 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 for an open front porch. 
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 The proposed project does not comply with the side yard (west) setback and the second 
story addition is proposed 4 feet from the west property line, rather than the Code required 
10 foot setback. 

 
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 Terrace Subdivision was approved by the City 

in 1923, prior to current Code requirements.   
 

STAFF EVALUATION  
As noted above, this property is 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 parcel 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 narrower than the current 
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 
variances to a limited extent appears to be reasonable keeping in mind that the various Code 
limitations are intended to avoid overbuilding of the smaller lots in this neighborhood.  Staff’s 
evaluation of each of the variances requested is provided below.   
 
Front Yard Setback Variance 
The existing residence does not encroach into the 40 foot front yard setback.  As part of the larger 
renovation and addition, the owners desire to replace the existing front stoop with an open, 
functional front porch along the eastern half of the front façade.  To achieve this, the proposed 
front porch encroaches 3 feet into the 40 foot front yard setback.  In general, open front porches 
help to visually reduce the mass of a front façade 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. 
 
1. The requested front yard variance, if granted, will not alter the essential character of the 

neighborhood.  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-story 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 property 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 property line.  The recommendation 
is subject to the following condition of approval: 
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 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 Variance 
The existing single story residence is just under 4 feet from the west property line including the eave 
and gutter.  The proposed second story addition encroaches slightly less than the existing house 
including the eave and gutter, and 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 floor to the proposed second floor.  The addition, if approved, will extend 24.5 feet from north 
to south and will increase the height of the residence in that area by just over 8 feet.   
 
Since the last meeting, the height of the addition, on the west side, has decreased by 9 inches.  In 
addition, the existing gable roof form on the front elevation has been replaced with a shed roof, 
lowering the mass.   
 
Staff Recommendation and Findings – Approve – Side Yard Setback Variance to the West 
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 side yard setback variance. 
 
• A side yard variance, if granted, to allow the second story addition to be located no closer to 

the west property line than 4 feet at the furthest extent of the eave will not alter the essential 
character of the subject property, the surrounding area or the larger neighborhood in which 
the property is located.  The addition is sited slightly further from the west property line than 
the existing single story home which was constructed prior to current setback requirements 
were established. 

• The conditions upon which the request for a variance from the setback along the west side 
yard are based are generally unique to this property because of the construction of the home 
prior to the current setbacks and because of the one story character of the neighboring home.  
The unique relationship between this house and the lower profile neighboring house to the 
west, without an intervening driveway, creates a condition whereby light and air is already 
limited.  The height of the addition has been lowered by nine inches from the height reflected 
on the plans originally submitted for Board consideration.   

• The existing residence is nonconforming with respect to the side yard setback because it was 
constructed prior to current zoning regulations.  This hardship was not created by any current 
or former owner of the property but instead, results from a change to the zoning regulations 
after the neighborhood was established.  The proposed addition will follow the style and 
encroachment of the existing house and takes advantage of the existing exterior wall to 
support the second floor addition.   

• The proposed second floor, if constructed consistent with the variance requested, will impact 
natural light to the neighboring property from the east to a slightly greater extent than exists 
today and has existed for decades.  The neighboring home to the west benefits from 
unobstructed natural light from the south and west because it is a corner lot.   

• If granted, the variance will not substantially increase the congestion on public streets, increase 
the danger of fire, endanger the public safety, or substantially diminish or impair property 
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values within the neighborhood.  Existing conditions already create limited space between 
neighboring homes, this condition is characteristic of the neighborhood.  

 
Based on the findings presented above, recommend approval to the City Council of a variance to 
allow a front porch addition no closer than 4 feet to the west property line. 
 
 
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.  
Since the November 2021 meeting, two new letters have been received by staff and are included in 
this packet.      
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