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VILLAGE OF GLENCOE
ZONING BOARD OF APPEALS

REGULAR MEETING
August 4, 2014


1.	CALL TO ORDER 

A meeting of the Zoning Board of Appeals of the Village of Glencoe was called to order at 7:30 P.M. Monday, August 4, 2014 in the Council Chamber of the Village Hall, Glencoe, Illinois.

2.	ROLL CALL.

The following were present:
Howard Roin, Chair
Members: Deborah Carlson, Trent Cornell, Ed Goodale, and Steve Ross 

The following were absent:
	David Friedman and Jim Nyeste

The following Village staff were also present:
John Houde, Building and Zoning Administrator

3.	APPROVAL OF JULY 7, 2014 MINUTES.

The minutes of the July 7, 2014 meeting were approved by unanimous voice vote.

4.	CONTINUE LEWANDOWSKI APPEAL AT 333 ADAMS.

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Pawel Lewandowski of a decision by the Building and Zoning Administrator in denying a permit to construct two single family homes at 333 Adams in the “R-C Residence District. The existing house parcel would be subdivided into two equal sized lots that each require 13.2% average lot width variations from 60 feet to 52.06 feet. These variations are authorized by Section 7-403-E-1-(d) of the Zoning Code. The request was originally heard at the July 7, 2014 ZBA hearing and continued to August 4, 2014.

The Chair reported that notice of the public hearing was published in the June 19, 2014 GLENCOE NEWS and 24 neighbors were notified of that public hearing by mail. Additional notice was mailed of the August 4 continuation of the public hearing to the same 24 neighbors previously notified.  The Chair then swore in those in attendance who were expecting to testify.

SUMMARY OF TESTIMONY

The Chair then asked Craig Stone, the owner’s real estate agent, and the owner Pawel Lewandowski to proceed. The applicant and his real estate agent were asked by the Chairman if they had anything further to add to the July 7, 2014 testimony. They indicated not at this time but that they preferred to hear the neighbors’ comments before providing further testimony.

Joseph Keefe, 411 Randolph, spoke in favor of the two variation requests and entered in to the record a written letter of agreement with the owner, Mr. Lewandowski, for development requirements. The letter included 8 points of agreement that the owner of 333 Adams had agreed to. They were:

	Require builder to install water retention systems on the property that is 25% greater than standard requirements per Village Code.

Require that the builder place the chimney on the east side of the proposed west home to minimize the loss of natural sunlight onto the Edelstein’s property.
Require the builder to keep existing privacy fence or replace with new, but identical style and size of existing fence. Village setback rules must be followed in the event of a new fence installation.
Require the builder to add ‘green screening” (landscaping) along the fence for the full distance to shield the rear of the proposed home in order to provide for additional privacy given proposed height and location of windows on the proposed home. The type of landscaping must be 8 foot tall arborvitae, or certified arborist approved equivalent, in order to conform to existing landscaping in the neighborhood.
Require the builder to pay for the removal and replacement of arborvitae on the Edelstein’s property given that damage to the root system will take place during the excavation and construction process.
Require builder to pay for the removal and replacement of oak trees found in the backyard of the Edelstein’s property given that damage to the root system will take place during excavation and construction. Alternatively, the builder must post bond payable to the Edelsteins, or to a mutually agreed upon third party, in order to cover all removal and replacement costs in the future event that the trees die given that damage may not immediately be perceived given plant growing cycles.
	Require the builder to cut and fill new driveway for homes away from the property lines and not along the fence line.
Require the builder or village to the cover cost of a full property survey to ensure that no encroachment has been made over time due to a dated survey of area. (The property inspection was completed during the winter and could not possibly have properly documented property boundaries.)

Dorothy St. Clair, 353 Adams, noted she was in the process of hearing the agreement with the neighbors of the project and may express a further opinion on this matter.

Joseph Edelstein, 341 Adams, noted he reached agreement with the developer to reimburse him for removal of oak trees in his rear yard if they died from the construction activity of the new houses to his east at 333 Adams.

Mr. Keefe added further comments after there were discussions on storm drainage issues for the divided 333 Adams property. He noted that building on 51 foot wide lots would be more similar to those other residential lots in the area.

There were further discussions among Zoning Board members and the applicant. It became apparent that there was not a required “yes’ quorum of 4 of the 5 members of the ZBA present, which would result in the variations being denied.

If four members did not approve the variations, the variations would be effectively denied. Upon further discussion the applicant requested a continuation of the hearing to September 8, 2014.

The members of the Zoning Board voted as follows to continue the public hearing to September 8, 2014.

AYES:		Carlson, Cornell, Ross (3)

NAYS:		None (0)

ABSENT:	Friedman and Nyeste (2)

ABSTAIN:	Goodale (1)

5.	APPROVE CIMAROLI APPEAL AT 210 HAZEL

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal of John Cimaroli of a decision by the Building and Zoning Administrator in denying a permit to construct a one-story room addition in the rear of his home at 210 Hazel in the “R-A” District. The addition would expand the kitchen and provide a mud room/storage room and stairway.

The proposed addition requires a 16.6% reduction in the required west side yard setback from 12 feet to 10 feet. This variation is authorized as by Section 7-403-E-l-(a) of the Zoning Code. The project also requires a 5.24% floor area ratio increase from 5223 square feet to 5495 square feet. This variation is authorized by Section 7-403-E-l-(i) of the Zoning Code.

The Chair reported that notice of the public hearing was published in July 14, 2014 GLENCOE NEWS and 8 neighbors were notified of the public hearing by mail and that no letters or verbal inquiries had been received. The Chair then swore in those in attendance who were expecting to testify.

SUMMARY OF TESTIMONY

The Chair then asked the owner’s architect, John Krasnodebski, to proceed. That person noted:

	 There is a hardship, the house was built in 1925 and more recent zoning has rendered the home into a non-conforming situation. The home cannot be added to without a variance from the side yard setback and F.A.R. regulations. 

 

The Chair made part of the record, as additional testimony the Agenda Supplement which the Secretary was directed to preserve as part of the record in this matter.

Following consideration of the testimony and discussion, a motion was made and seconded, that the request for a variance in the west side yard and floor area ratio be granted per the drawings presented, making findings and resolving as follows:

FINDINGS

1.	The requested variation is within the jurisdiction of the Zoning Board of Appeals.

2.	Based on the totality of the relevant and persuasive testimony heard and presented, the Zoning Board determines that:

a.	The requested variation is in harmony with general purpose and intent of the Glencoe Zoning Code.

	b.	There are practical difficulties and there is a particular hardship in the way of carrying out the strict letter of Section 7-403-E-1-(a) and 7-403-E-1-(i) of the Glencoe Zoning Code as applied to the lot in question.  

	c.	The plight of the owner is due to unique circumstances.

d.	The requested variation will not alter the essential character of the locality.

	e.	The requested variation will not set a precedent unfavorable to the neighborhood or to the Village as a whole.

	f.	The spirit of the Zoning Code will be observed, public safety and welfare will be secured, and substantial justice will be done if the requested variation is granted.

RESOLUTION

NOW THEREFORE BE IT RESOLVED that the request for a 16.6% reduction in the required west side yard from 12 feet to 10 feet and for a 5.24% floor area ratio increase from 5223 square feet to 5495 square feet for the property at 210 Hazel Avenue be granted as shown in the drawings or plans submitted by the owner and made part of the record and with the previously noted conditions;

	BE IT FURTHER RESOLVED that the decision of the Building and Zoning Administrator is hereby reversed insofar as he denied the issuance of a building permit on the aforesaid property for the aforesaid construction;

	BE IT FURTHER RESOLVED that this variation shall expire and be of no further force or effect at the end of twelve (12) months unless during said twelve-month period a building permit is issued and construction begun and diligently pursued to completion; and 

BE IT FURTHER RESOLVED that this resolution shall be spread upon the records of the Board and shall become a public record.

Adopted by the unanimous vote of all the five Zoning Board members present:

AYES:		Carlson, Cornell, Goodale, Ross and Roin (5)

NAYS:	 	None (0)

ABSENT:  	Friedman and Nyeste (2)

There being no further business to come before the Zoning Board of Appeals the meeting was adjourned at 8:40 P.M.
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