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VILLAGE OF GLENCOE
ZONING BOARD OF APPEALS

REGULAR MEETING
May 2, 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, May 2, 2016 in the Council Chamber of the Village Hall, Glencoe, Illinois.

2.	ROLL CALL.

The following were present:
Howard Roin, Chair
Members: Deborah Carlson, David Friedman, Ed Goodale, Gail Lissner, and  Steve Ross

The following were absent:
	John Satter (1)

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

3.	APPROVAL OF APRIL 11, 2016 MINUTES.

The minutes of the April 11, 2016 meeting were approved by unanimous voice vote.

4.	APPROVE CARLSON APPEAL AT 1163 SCOTT  AVENUE. 

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Kevin Carlson of a decision by the Building & Zoning Administrator in denying a permit to demolish his 14.3 foot by 20.2 foot garage and build a 18 foot by 20 foot garage, at his home at 1163 Scott Avenue (Winnetka mailing address) in the “R-C” Residence District. The existing 14.3 foot by 20.2 foot garage is to be demolished and a proposed 18 foot by 20 foot garage is to be built. The proposed garage requires a 20% reduction in the east side yard setback from 8 feet to 6.4 feet and a detached garage front/rear half of lot variation of 16.77% from 88 feet to 73.24 feet from the front lot line. Both variations are 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 April 14, 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 Mr. Carlson to proceed. He noted:

	The existing garage structure is located in the front 50% of the property and 5.81 feet from the side property line.

The property has a significant rear slope, making it difficult to move the garage further to the rear and still provide adequate storm drainage.
The Village Engineer field reviewed the site and confirmed that topographic conditions would not permit a detached garage to be built in the middle or back side of the rear yard at this property because of the rear downward slope.

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 east side yard and rear half of lot limitation 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 20% reduction in the required east side yard from 8 feet to 6.4 feet and a accessory building front/rear of lot variation of 16.77% from 88 feet to 73.24 feet from the front lot line for the property at 1163 Scott Avenue 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, Goodale, Lissner, Ross, and Roin (6)

NAYS:		None (0)

ABSENT:	Satter (1)


5.	APPROVE VALENTE APPEAL AT 1185 TERRACE COURT. 

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Michael and Nicole Valente of a decision by the Building & Zoning Administrator in denying a permit to construct a one story room addition at their home at 1185 Terrace Court, in the “R-B” Residence District. The proposed addition requires a 4.5% reduction in the west side yard setback from 10 feet to 9.55 feet and a 20% rear yard variation from 34 feet to 27.2 feet. These variations are 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 April 14, 2016 GLENCOE ANCHOR and 7 neighbors were notified of the public hearing by mail and no letters were received. The Chair then swore in those in attendance who were expecting to testify.

SUMMARY OF TESTIMONY

The Chairman asked the owner’s architect, Victor Lew, to proceed. That person noted:

	To maintain symmetry with the westerly wall of the building and the Keck & Keck architectural design, the plan calls for placement of the new wall even with the existing outside wall and at a consistent measurement of 9 feet 6.5 inches from the westerly side boundary line of the property. The placement of the addition’s outside wall at this location will give the building a uniform construction and preserve architectural integrity with the existing building, as originally intended by the architects in 1952, as opposed to creating a building that is non-conforming. 

Because of the construction design of the Keck & Keck homes and in particular the unique and unusual deep location placement of the front of the home more than 74.2 feet from the front yard boundary line, rehabilitation to the existing structure on the property is unfairly restrained under the Glencoe building set back limitations. The Keck & Keck homes contiguous to the owner’s home are placed much closer to the 40 foot front yard setback and are not subject to the same kind of restraint as the owners’ property. The deep location placement of the home so close to the rear property line, unfairly burdens the use of the property under the existing 34’ rear yard setback, because of the impracticality and undue hardship of moving the entire structure close to the front yard setback. The rehabilitation plan calls for the rear wall of the addition to conform as close as possible to the pre-existing back wall of the existing structure, subject to the 20% variance limitation. The placement of the rear wall of the proposed addition within the 20% variance, will result in a more reasonable use of the property consistent with the use enjoyed by the adjacent and surrounding property owners, yet remain within the allowable variance permitted and not create a burden on neighboring properties or the neighborhood generally. In addition, the granting of this particular rear lot variance will not adversely affect the use or enjoyment of the open lands forest preserve located contiguous with the rear boundary line of the property.
If the variances are not approved, the limitation will impose a hardship on the reasonable use of property and the utility of the improvements located on the land. The approval of the variance will avoid an unfair hardship, take advantage of utilizing the existing lay-out of the interior of the home, and preserve the original architectural front elevation framework and design elements of the home. Approval will also benefit the unique nature of the Forest Glen neighborhood and the Village of Glencoe as a whole through the general improvement in the safety and condition of the home and the fair administration of land use to enhance and improve Glencoe’s housing stock, within the allowable variance standard.
To achieve a sensible remodeling plan with a variance, the location of the home would require relocating the front of the home and completely reconstructing the exterior and entire interior of the home as it exists today. This would impose a harsh and unfair hardship on the use of the property as it currently exists and quash the promotion of a public policy of improving and updating the diverse housing stock of the Village of Glencoe for the benefit of the community and all of its residents.

The Chair made part of the record, as additional testimony the Agenda Supplement and a letter from Ellyn Lanz, 1189 Terrace court, in favor of the variations, 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 the variances in the west side yard and rear 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 4.5% reduction in the required west side yard from 10 feet to 9.55 feet and for a 20% rear yard variation from 34 feet to 27.2 feet for the property at 1185 Terrace Court 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, Goodale, Lissner, Ross, and Roin (6)

NAYS:		None (0)

ABSENT:	Satter (1)

There being no further business to come before the Zoning Board of Appeals the meeting was adjourned at 7:55 P.M.

                                                                      
Secretary

