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800 FIELD DRIVE   •   LAKE FOREST, ILLINOIS 60045   •   TEL 847.234.2600   •   WWW.CITYOFLAKEFOREST.COM 

STAFF REPORT AND RECOMMENDATION 

TO: 
DATE:  
FROM: 

Chairman Sieman and members of the Zoning Board of Appeals 
June 27, 2022 
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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