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VILLAGE OF GLENCOE
ZONING BOARD OF APPEALS

REGULAR MEETING
July 11, 2016



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, July 11, 2016 in the Council Chamber of the Village Hall, Glencoe, Illinois.

2.	ROLL CALL.

The following were present:
Howard Roin, Chair
Members: Deborah Carlson, Sara Elsasser (having filed the appropriate form, participated electronically coming on at 7:38 p.m. just prior to the Stein appeal), David Friedman, Gail Lissner, Rick Richker and  John Satter

The following were absent:
	None (0)

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

3.	APPROVAL OF MAY 2, 2016 MINUTES.

The minutes of the May 2, 2016 meeting were approved by unanimous voice vote.

4.	APPROVE LIFCHEZ APPEAL AT 525 SUNSET LANE. 

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Roberta Lifchez of a decision by the Building & Zoning Administrator in denying a permit to construct a ‘box’ bay window as part of a kitchen remodeling project at her home at 525 Sunset in the “R-B” Residence District. The proposed alteration requires a 15.1% reduction in the north side yard building line setback from 9.93 feet to 8.43 feet. This variation is authorized by Section 7-403-E-l-(a) of the Zoning Code.

The Chair reported that notice of the public hearing was published in the June 23, 2016 GLENCOE ANCHOR and 8 neighbors were notified of the public hearing by mail. The Chair then swore in those in attendance who were expecting to testify.

SUMMARY OF TESTIMONY

The Chairman asked David Heigl, who was there for the owner who could not attend, to proceed. He noted:

	The house is sited on an irregular shaped lot and as such was pushed to 9.93’ of the 10’-10” set back at the rear.

The house is already non-conforming due to the northwest corner being 6.41’ from the lot line, blocking light. In order to bring more natural light into an otherwise dark kitchen, they have designed a window to let in more light.
Pushing the window out also gives the impression of more space in an otherwise small kitchen; an alternative to pushing the whole north wall out, which wasn’t feasible due to setbacks.

The Chair made part of the record, as additional testimony the Agenda Supplement and a letter from Larry Fisher, 555 Sunset, in favor of the variation, 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 north side yard 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 Sections 7-403-E-1-(a) 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 15.1% reduction in the required north side yard from 9.93 feet to 8.43 feet for the property at 525 Sunset Lane be granted as shown in the drawings or plans submitted by the owner and made part of the record.

	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 Zoning Board of Appeals as follows:

AYES:		Carlson, Friedman, Lissner, Richker, Satter and Roin (6)

NAYS:		None (0)

ABSENT:	Elsasser (1)

5.	APPROVE STEIN APPEAL AT 57 MAPLE HILL ROAD. 

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Avy and Marcie Stein of a decision by the Building & Zoning Administrator in denying a permit to construct a partial 2nd floor addition over their existing one story garage at their home at 57 Maple Hill in the “R-A” Residence District. The proposed addition requires a variation be granted allowing the construction of an addition over the portion of the southwesterly attached garage located 17.7 feet from the south lot line where a 50 foot setback is required. This variation is authorized by Section 7-403-E-l-(j) of the Zoning Code.	

The Chair reported that notice of the public hearing was published in the June 23, 2016 GLENCOE ANCHOR and 8 neighbors were notified of the public hearing by mail and one telephone call was received from Jeffrey Eiserman, 75 Maple Hill, in favor of the variation requested. The Chair then swore in those in attendance who were expecting to testify.

SUMMARY OF TESTIMONY

The Chairman asked John Forehand, Orren Pickell Design Group Architect to proceed. The Steins were unable to attend because of a prior commitment. He noted:

	The strict application of the Zoning Ordinance would result in practical difficulties or unnecessary hardship inconsistent with the general purpose and intent of the ordinance.

The exceptional circumstances and conditions applying to the property, creates a hardship arising from the location of the house on an otherwise typical lot. The current garage is built in a location on the lot extending past the front yard setback, thereby precluding practical use of the buildable area of the lot.

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 required south front yard 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 Sections 7-403-E-1-(j) 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 variation allowing the construction of an addition over the portion of the southwesterly attached garage located 17.7 feet from the south lot line where a 50 foot setback is required for the property at 57 Maple Hill be granted as shown in the drawings or plans submitted by the owner and made part of the record.

	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 Zoning Board of Appeals as follows:

AYES:		Carlson, Elsasser, Friedman, Lissner, Richker, Satter and Roin (7)

NAYS:		None (0)

ABSENT:	None (0)

There being no further business to come before the Zoning Board of Appeals the meeting was adjourned at 7:50 P.M.

                                                                      
Secretary

