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THE CITY OF

LAKE FOREST

CHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chaitman Nehting and members of the Zoning Board of Appeals
DATE: April 24, 2023
FROM: Michelle E. Friedrich, Planning Technician

SUBJECT: Rear Yard Setback Variance

PETITIONER PROPERTY LOCATION ZONING DISTRICT
James and Ann Pasquesi 189 Summit Place R-1 Single Family Residence
189 Summit Place (9,375 sq. ft lot size)

Lake Forest, IL 60045

REPRESENTATIVE

Angelo Biondi, architect
A. Biondi Architects
1815 Spruce Avenue
Highland Park, 1L 60035

SUMMARY OF REQUEST AND DESRIPTION OF THE PROPERTY
The petitionets ate requesting a variance from the rear yard setback requirement to allow an existing
sunroom to be converted to a family room.

The 0.27 acre irregularly shaped parcel is located at the southwest corner of Oakwood Avenue and
Summit Place and is patt of the Green Bay Road Addition Subdivision created in 1907. The existing
one-and-one-half story residence was constructed in 1950 and predates the curtent setback
requirements. The sunroom was added to the home in 2005 after 2 variance was granted by the City
to allow the addition to encroach into the required setback.

FACTS

Compliance/Non-Compliance with Key Code Requirements
¢ The front of the propetty is on Oakwood Avenue by definition of the Code.

% The existing residence conforms to the front (east) and interior (south) yard setbacks.

< The existing residence does not conform to the corner side yard which fronts on Summit
Place (north) or rear (west) yard setbacks.

% The proposed conversion of the seasonal sunroom to a year round family room does not
alter the footprint of the home and maintains the existing encroachment into the rear yard
setback.

% The proposed modifications will enclose what is today a transparent structure mitigating
light and noise impacts on neighboring properties.
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Physical, Natural or Practical Difficulties
% The propetty is irregular in shape and current setbacks, which were not in place at the time
the lot was created ot when the home was constructed severely restrict the allowable
buildable area on the property.
% The existing suntoom for which a previous variance was granted, is not functional and is
: g p g >
deteriorating.

STAFF EVALUATION

The petitioner’s propetty is located in the R-1 Zoning District. As noted above, the required
setbacks in the R-1 District include a 40 foot front yatd setback from Oakwood Avenue (east), 10
foot side yard setback (south), 40 foot cotner side yard setback from Summit Place (north), and 35
foot rear yard setback (west). The front of a property is defined in the Code as the narrowest street
frontage.

Variances were granted in 2005 to the previous property owners to allow construction of a screened
porch that encroached into the required rear setback. The screen porch today is the glass enclosed
sunroom that is proposed fot replacement with family room. The proposed family room will
remain one story in height but will be taller than the sunroom by no motre than 24 inches as
measured to the ridge of the roof from the lowest adjacent existing grade. The increase in height is
necessary to allow for an approptiate transition to the roof of the main portion of the residence.
The family room will be constructed on the existing slab of the suntoom. The existing sunroom has
no eave overhang. The proposed family room will have an eave that will not exceed 18 inches. A
fireplace is proposed along the south elevation of the family room and will be set inside the existing
footprint of the sunroom. The chimney will extend higher than the proposed ridge of the family
room, as required by Code.

The petitioner’s west propetty line abuts the rear yards of adjacent properties along Summit Avenue.
The closest structures to the proposed family room are the detached garages located towatd the rear
of those lots. ‘The petitioner’s rear yard is enclosed with a 6 foot tall solid wood fence that to some
extend obstructs offsite views. The proposed modifications to the existing space will not impair
light to neighboring propetties because of its low profile. Of note, the enclosed family toom will
emit less light than the sunroom which is fully enclosed in glass, including a glass roof.

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
and on the City’s website. Two lettets in support of the project were submitted by neighboring
propetty ownets and were provided to the Boatd.

FINDINGS OF FACT
Based on review of the information submitted by the petitionets and an analysis of this request
based on applicable pottions of the Zoning Code, staff submits the following findings.

1. The requested variance will not alter the essential character of the neighborhood. The
proposed family room will be constructed in the footprint of the existing and previously
approved sunroom, and on the existing slab. The proposed family room will more closely
align with the architectural style and extetior materials and the proposed modifications are in
keeping with the architecture of the existing home.
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2. The conditions upon which this request is based are unique to this property and ate not
applicable, generally, to other properties with the same zoning classification. The property 1s
uniquely shaped and is located on a corner and these factors together result in a restrictive
buildable area.

3. The hardship in conforming to the required setbacks is a tesult of the application of the R-1
zoning district aftet the lot was created and after the residence was constructed. The existing
nonconforming condition of the otiginal house is not the result of any action by the current
or any previous property ownets. A setback vatiance was previously granted for the existing
sunroom.

4. The construction of an enclosed family room on the foot print of the existing sunroom will
not impair light to adjacent properties and will in fact mitigate the light spillover from the
sunroom as it exists today. The proposed family room will not impair ventilation to adjacent
propetty, increase congestion in the neighborhood, endanger public safety, ot diminish
property values.

RECOMMENDATION

Based on the findings presented above, recommend approval of a variance from the reat yard
setback to allow a family room to be constructed on the foot print of the existing suntoom and
maintain the existing encroachment being no closer than 4.5 feet to the rear (west) property line.
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City of Lake Forest

Zoning Board of Appeals

Department of Community Development
800 N. Field Drive

Lake Forest, lliinois 60045

Re: 189 E. Summit Place

Zoning Variance Request

Dear Board Members,

| was born and raised in Lake Forest and always knew how fortunate | was for that opportunity.
Thankfully, without any prodding my wife Ann fell in love with Lake Forest, too. In October 2021,
we were blessed to buy our dream house, in our dream neighborhood, and in our dream city.
We could not be more pleased and our sons, who are ten and six respectively, love it arguably
even more than us.

We are currently making cosmetic updates and repairs to our home as quickly as my job as a
first responder and grad school student and my wife’s job as a public school teacher allows.
Some of the updates we have made/are making include a new fence, landscaping, repaired
walkways, and interior upgrades.

Our only unwelcome surprise through this whole experience has been with our all glass
sunroom, Due to its complete lack of insulation, it is incapable of holding appropriate
temperatures in both winter and summer months. On top of that, it has wreaked havoc on our
HVAC systems due to this problem. There is also continuous moisture and water leakage
associated with the room. For these reasons, the room is unusable for over half the year. We
would like to use the space to spend time together as a family which we currently cannot do.

it is our hope to make a true family room from this all glass sunroom. Because of the unique
shape of our property, this is the only possible location, as we do not want to expand the
existing footprint. Our home's layout would remain the same, as ail changes would use the
existing foundation. The room is located in an area that minimizes any impact on neighboring
properties. We have reached out to our neighbors and advised them of our plans.

Thank you for your consideration.

Sncsrey. (
P & L @W

James and Ann Pasquesi
189 E. Summit Place
Lake Forest, lllinois
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Zoning Board of Appeals
City of Lake Forest

800 N. Fields Drive

Lake Forest, lllinois 60045

Re: 189 E. Summit Place
Rear Yard Setback Variance

Dear Board Members,

James and Ann Pasquesi returned to Lake Forest to raise their family and purchased the home
at 189 E. Summit Place in 2021 with an eye toward the future. Since purchasing their home
they have invested in a number home improvements including a kitchen upgrade, new flooring,
new exterior walks, new fencing, and other improvements. They have always known that the
home was missing a comfortable family gathering space for watching television and general
relaxing. They had hoped that the existing sunroom might fill that void but quickly realized that
it was not the case. Not only is the existing sunroom not private (glass on three sides) but itis
an uncomfortable space for a good part of the year. it’s either too hot or too cold despite
numerous attempts to modify the mechanical systems. In the summer intense southern sun
overheats the room very quickly and in the winter ice forms on some of the glass panels and
then melts leaving puddles of water along the base and floor. Some areas of the wood base are
showing signs of rotting and mold spores. Several of the glass seals have failed and
condensation forms between some glass panes. As a result of these difficulties the existing
sunroom has become virtually unusable for the Pasquesi family and is now a storeroom for
extra furniture and their dog Murphy's play room.



Proposal
As you can see by the Proposed Site Plan and applicable yard setbacks the actual buildable area

of this uniquely shaped lot is very small and almost the entire existing house is non-conforming.
We have investigated alternative options for creating the type of family entertainment space
the Pasquesis desire but there really aren’t any good options available that make sense from a
design, cost or zoning perspective. Other options would also potentially require more zoning
variances. Therefore, we propose to remove the existing sunroom and build a new Family
Room on the existing foundation. While it will be smaller than what they prefer they think it
will work well enocugh for their family. The new Family Room is designed to blend in with the
existing house and will include exterior materials such as brick, painted siding and architectural
roof shingles that match the existing house. The interior will feature a vaulted ceiling with
exposed beams, skylights, fireplace and interior materials that complement the existing house
decor. The existing deck will remain the same size but will get ne deck boards to replace the
deteriorated existing boards. All of this will be accomplished without expanding the existing
footprint or adding additional square footage to the house.

Variance Requested

1. We propose to encroach 30.42 ft. (35.00-4.58) into the required 35 ft. Rear Yard
Setback. See Proposed Site Plan. We are proposing to build on the existing foundation
so it is an existing encroachment from many years ago possibly created under different
zoning restrictions. We are not creating a new encroachment. There is no increase in
the building footprint or floor area and no other applicable zoning variance based on my
understanding of the Lake Forest Zoning Code and discussions with City staff. The
proposed Family Room will comply with all other Zoning and Building Code
requirements.

Standards for Variance

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

This property is a single family home with an existing sunroom structure. It will remain a
single family home. The proposed project is not only in keeping with the “character” of the
neighborhood it is a vast improvement aver the existing sunroom which has no relationship
to the existing style of the house or neighborhood in general. The proposed Family Room,
since it will be built on the existing foundation, will be very similar in scale to the existing
sunroom. Lastly, the proposed project is discreetly located in what is generally considered
the west end of the rear yard and far from the street.



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

This corner lot is trapezoidal shaped and features two front yards (one straight and one
curved), double front yard setbacks, existing angled garage additions, and a small buildable
area. The majority of the existing house is legal-nonconforming and currently sits outside
the buildable area of the property. No suitable new family home could be built on this
property under the current zoning setbacks and restrictions.

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

The difficulty in conforming with the requirement of this chapter of the Zoning Ordinance is
certainly not the fault of the current or previous owner. It is one of those situations that
occur when you have unique properties, older homes and ever-evolving zoning laws.
Furthermore, it is my understanding that the sunroom we are replacing was granted a
variance many years ago by another Zoning Board that was sympathetic to the uniqueness
of this property and the difficulty in complying with the Zoning Code.

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

The proposed project will have no impact on street traffic or increase or affect the
neighborhood in any negative way. The location of the proposed Family Room project is
located in an area of the Pasquesi property that is closest to the neighbors’ rear yards and
detached garage structures and as far as possible from their main houses. A six foot wood
fence also surrounds the Pasquesi property.

We hope that you will find our proposed improvements to be well thought out, sensitively
designed and that the requested zoning relief is reasonable and minor. We appreciate your
consideration and look forward to answering any questions you may have.

Sincerely,
Angelo L. Biondi, AlA
A.Biondi Architects
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PROPOSED SECOND FLOOR PLAN AND ROOF PLAN
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STAFF REPORT AND RECOMMENDATION

TO: Chairman Nehring and members of the Zoning Board of Appeals
DATE: April 24, 2023
FROM: Michelle Friedrich, Planning Technician

SUBJECT: Variances for a Driveway Reconfiguration

OWNERS PROPERTY LOCATION  ZONING DISTRICT
Patrick and Joanna Marshall 370 E. Onwentsia Road R4 — Single Family Residence
370 E. Onwentsia Road 60,000 SF minimum lot size

Lake Forest, IL 60045

SUMMARY OF REQUEST

This is a request fot the approval of variances related to the extension of the existing driveway to
create a circular driveway, and the addition of a second curb cut. Variances ate needed to
accommodate the width and location of the proposed driveway. The existing driveway is not in
conformance with the current zoning requitements and in fact, extends beyond the property line on
to the neighboring propetty to the east.

The property is located on the north side of Onwentsia Road, between Green Bay Road and
Western Avenue. Across from the Lake Forest Country Day School Campus and faculty/staff
residences. The propetty is developed with a home built in the 1920’s and a detached garage built in
1959.

FACTS
Compliance/Non-Compliance with Key Code Requirements

% The property does not comply with and predates the minimum lot width requitement in the

R-4 zoning district.

% The propetrty does not comply with and predates the minimum lot size requirement in the R-
4 zoning district.
The existing residence complies with the front and rear yard setback requirements.
The existing residence does not comply with the side yard setback requirements.
The existing driveway does not comply with the siting requirements.
The existing driveway extends beyond the east property line. That encroachment 1s
corrected in the proposed plan.
The proposed modifications to the driveway, including the second curb cut, the extension of
the driveway along the west side of the property in the side yard and front yard setbacks, and
the width of the driveway at the point the circular (new) portion of the driveway branches
off of the existing dtiveway, do not comply with the zoning requitements.

* R/ ¢ *,
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800 FIELD DRIVE * LAKE FOREST, ILLINOIS 60045 + TEL 847.234.2600 « WWW.CITYOFLAKEFOREST.COM



Physical, Natural or Practical Difficulties
% The subject propetty is located across from Lake Forest Country Day School, on Onwentsia
Road which is the access to the school’s parking lot and the entrance to the preschool.
During drop off and pick up houts and as school faculty and staff are coming to or leaving
the school, Onwentsia Road is heavily traveled by cars, pedestrians and bicycles.
¢ Due to the limited width of the lot and the placement of the garage when it was constructed
decades ago, vehicles must backout of the driveway on to Onwentsia Road creating a safety
issue at times.
% In order to accommodate a workable turning radius, the circular driveway extension
encroaches into the side yard setback on the west side of the property, within the front yard
setback.

STAFF EVALUATION

This property was recently purchased by the Marshall family and limited additions and renovations
to the rear of the residence are underway. After a few months in the home, the property owners are
requesting variances to accommodate a safer, and more functional driveway.

Driveway Entrance — Minimum Lot Width

The Code requires 2 minimum lot width of 120 feet for two curb cuts. This lot 1s 100 feet wide.
The second curb cut is desired to provide for safer and more functional maneuvering on and from
from the property. The circular driveway will allow drivers to pull forward onto the street creating a
safer situation than backing out on to Onwentsia Road during times of school traffic at Lake Forest
Country Day School. The home and detached garage are sited close to one anothet providing no
opportunity to expand the driveway near the garage to allow turning movements.

Driveway Width — Front Y ard Setback

The maximum width of a driveway that is permitted within the front yard setback is 16 feet. As
proposed, at the point where the driveway extension meets the existing driveway, the pavement is
wider than 16 feet within the front yard setback. In all other ateas, the driveway is 12 — 14 feet wide,
in compliance with the Code.

Driveway — Side Yard Setback

The existing driveway along the east property line will be shifted to be wholly located on the subject
property. As noted above, the existing driveway does not conform to the Code requirements as it is
located in the 20 foot side yard setback, while in the front yard setback.

The proposed extended driveway along the west property line is located in the 20 foot side yard
setback, within the front yard setback. The proposed driveway is just under 6 feet from the west
propetty line. The configuration is driven by the need for a functional radius for the circular drive
to allow vehicles to comfortably navigate the curve in front of the house. The 6 foot space between
the driveway and the west propetty line allows space for runoff from the paved surface and limited
landscaping. Of note, the property to the west fronts on Green Bay Road, the area adjacent to the
proposed driveway a significant distance from the neighboting home. The area is screened with
various plant material on both properties.

The existing fence along the front of the property is deteriorating and will be removed as part of the
driveway reconfiguration project. Over time, the petitioners will evaluate whether enhanced
landscaping or a replacement fence is desired along the front of the property to provide a buffer
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from the activity on Onwentsia Road.

FINDINGS OF FACT

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

1.

The requested variances will not alter the essential character of the neighborhood. The
modifications to the driveway are desired to improve the functionality and safety of a
nonconforming property.

The conditions upon which the vatiances are requested are generally unique to this
neighborhood and to this propetty and are not generally applicable to other propetties in the
same zoning district throughout the City. The property is adjacent to Lake Forest Country
Day School and Onwentsia Road is used to access the school parking lot and student drop off
areas.

The hardship in conforming with the requirements of the Zoning Code is that the property
was created and developed prior to the current zoning regulations.

The variances, if granted to allow modifications to the driveway configuration, will not impair
light or ventilation to adjacent properties, increase congestion, endanget public safety, ot
diminish propetty values. The proposed modifications will create a safer envitonment for the
property ownets and those going to and from the Lake Forest Country Day School.

PUBLIC COMMENT

Standard public notice of this request was provided by the City to surrounding propetty ownets.
Notice was also provided in the Lake Forester and the agenda was posted at vatious public
locations. As of the date of this writing, no correspondence has been received.

RECOMMENDATION

Based on the findings presented above, recommend approval to the City Council of vatiances to
allow modifications to the driveway consistent with the site plan submitted to the Board.
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THE CI1TY OF LARE FOREST
ZONING BOARD OF APPEALS APPLICATION OF ZONING VARIANCE

ProJECT ADDREss 370 E Onwentsia Rd, Lake Forest, IL 60045

ZONING DISTRICT (AE/S\ M‘@Q

Property Owner (s) Name Patrick and Joanna Marshall

(may be different from project address)  Address 370 E Onwentsia Rd, Lake Forest, IL 60045
Phone 773-490-1004 Fax
Email patrick@bartlynn.com

\pplicant/Representative Name
Title
f different from Properly Owner)
Address
Phone Fax
Email
mneficial Interests Staff Reports are Available the Friday before the Mesting
rporation [C] SeeExhibit A Email Report:  Owner [] Representative []
tnership [[] SeeExhibitB Fax Report: Owner [} Representative [
st, land or other [ SeeExhibitC Pick Up Report:  Owner [] Representative [}
inatures

Applicant/Representative Date



March 26, 2023

To the Members of the City of Lake Forest Zoning Board of Appeals:

We are seeking several variance approvals for our plans to construct a circular drive and additional
entrance/exit to the property at the southwest corner of 370 E Onwentsia Rd. We believe that this
circle drive is essential to support a modern family in Lake Forest and vastly mitigate public and school
safety concerns with multiple vehicles continuously entering and exiting the property. In additionto a
family of 4-6 drivers, there are also numerous deliveries coming throughout the day. Given several
additions and changes to the property structures over the 100-year period (see history below) along
with increased traffic on the property and on the road right next to the property given the new LF
Country Day School dropoff/pickup activities, we believe this circle drive with second exit is the only
solution to minimize safety concerns and maintain an upscale property in Lake Forest.

To help explain our reason for this request this variance, a bit of history to the overall property may be
helpful to fully understand our request.

1922 -- The main home was built in the early 1920s (circa 1922). Based on the historic research, we
know that the lower room the east was actually an attached coach/garage house with access from the
back (northside).

1945-1955 -- At some point within the next 25-35 years (1945-55), this coach room was converted to
become main interior space to the home and a separate detached 3-car garage + servants room /
storage room and bathroom was added to property.

1965-1975 — A first floor and basement addition was added to the back/north of the main home along
with a side/east entrance. This addition added great value to the interior space by expanding the
basement and kitchen/family room areas. However, it did shrink the parking and turning radius for
access and entrance to the 3-car garage. Drivers would have difficulty entering the westernmost garage
space

1955-today —

e Paving on Neighbors Property -- Somewhere during previous decades, the driveway/asphalt
expanded over into the eastern neighbors property — especially at the area where the drive is
right by the Main home. A 'small elbow extension was created overtime — whether
independently or by friendly agreement between neighbors. This extra space gives drivers a
little extra cushion of driving space to avoid hitting the home or driving down the slope to the
neighbors

e LF Country Day School dropoff/pickup traffic -- Somewhere during the previous decades, the
Lake Forest Country Day School built its northern building structures and parking lots with
coordinated drop-off and pick-up traffic that often lines up on both sides of E Onwentsia right
outside our home 2x a day when students are dropped off in the morning and picked up in the
afternoon.



2021-2023 — We purchased the home in July 2021 and began major renovations across the property.
One of the changes was to upgrade the 1965-1975 addition to bring it to a more appropriate matching
style to the main home and garage. As such, we renovated all of the window and doors, changed the
siding to match with a combination of brick, stucco and cedar. Our original proposal to the city was to
keep the side/east entrance that was made during the 1965-75 addition. However, this impeded on the
current east property set back requirement — as such our architect modified it create the entrance to
the north/back and avoid a variance request.

The challenge with this change to accommodate the setback is that that further restricted the turning
radius and ability to park inside the garage parking spaces — especially the western most spot. In
addition, it restricts the ability and space to have parked cars in the drive area and proper turning radius.
Our challenge will be when multiple cars pull into the back, they will each have to back up in a tricky and
tight lane when exiting by the home

Now that we have lived in the home and had multiple cars entering, parking and exiting the property,
we have learned the value of needing a circle drive. This will be even more necessary when we remove
the extra elbow of paved drive area between the house and the east side property line.

Needs Assessment:

1) Safety - it is not safe to back out into E Onwentsia traffic with your car. You need to back up
past a side-walk where many students, pedestrians and their pets use frequently and also you
need to back up into E Onwentsia where there is often a pick-up and drop off traffic twice a day

2) Safety/Damage — a circle drive will allow for parking of our cars in the current east side North-
South drive in front of the house in multiple spots without having to crowd the rear parking area
and have to reverse out past the house and risk damage to cars and the neighbors property if
accidentally veering off course by a mere 12 inches.

3) Reduce Parking Dilemmas — we have had to frequently ‘swap car’ positions (which entails extra
entry/exit to the property

4) Easier mail / package delivery — a 21% century family, we have frequent ‘last mile’ delivery
trucks coming to our home with packages and deliveries. A circle drive will facilitate their entry
and exit from the property

We have looked at several alternatives, which include:

1) Parking Pad in the front-yard — this helps with some of the parking dilemma, but doesn’t solve
for the #1 concern of Safety by backing out across the sidewalk and into the street. A pérking
pad doesn’t allow you to properly turn without driving on to the neighbors property and
damaging their plantings and eroding the shoulder / grading in the area. Additionally, it has
cars/suvs parking in front of a 100 year old home, which isn’t as pretty

2) Widening the drive in front of the house — this is very similar to the Parking Pad, as it doesn’t
allow a turning radius and is less sightly
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PROPOSED SITE PLAN
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