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VILLAGE OF GLENCOE
ZONING BOARD OF APPEALS

REGULAR MEETING
November7, 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, November 7, 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, Gail Lissner, Rick Richker and John Satter, and David Friedman having filed the appropriate form participated electronically.

The following were absent:
	None (0)

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

3.	APPROVAL OF OCTOBER 17, 2016 MINUTES.

The minutes of the October 17, 2016 meeting were approved by unanimous voice vote.

4.	APPROVE WRIGHT APPEAL AT 750 VALLEY. 

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Diane Wright of a decision by the Building & Zoning Administrator in denying a permit to construct a one story 6 feet by 12 feet kitchen addition at her home at 750 Valley in the “R-A” Residence District. The proposed addition requires a reduction in the building line setback from 12 feet to 9.79 feet. This variation is authorized by Section 7-403-E-l-(a) of the Zoning Code. The proposed addition also requires a floor area ratio (F.A.R.) variation increasing the allowed F.A.R. by 2.0% from 5979 square feet to 6098 square feet. The existing house, predating floor area ratio requirements, exceeds the limits by 51.46 feet. The proposed addition is 67.44 square feet. Both these areas are included in the F.A.R. request.
The Chair reported that notice of the public hearing was published in the October 20, 2016 GLENCOE ANCHOR and 9 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 architect H. Gary Frank and Mr. Wright to proceed. They noted:

1) The original house was built in 1946, and had a substantial renovation in 1986. The plans show the house located 11 feet from the property line.
	2)  The lot is a parallelogram. The house sits parallel to the front which places the sides of the house at varying distances to the setbacks. It is the combination of these two elements that creates the need for the variation.
	3) The existing house is over the FAR by 51.46 sq. ft. This can be attributed to the original home’s west side open balconies accounting for 210 sq. ft. The owner is requesting an additional 67.44 sq. ft. in order to achieve this modest addition.
	4) The variation, if granted, will not change the essential character of the neighborhood, will not impair an adequate supply of light and air to the adjacent properties, will not increase storm water runoff to adjacent properties or streets, will not increase congestion in adjacent streets, will not increase the danger of fire, will not affect public safety and will not diminish or impair property values within the neighborhood. All the proposed improvements are consistent with the quality of a single family construction.

The Chair made part of the record, as additional testimony the Agenda Supplement and a letter in favor of the variations from Matthew Campbell, 756 Valley Road, 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 setback and the 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 Sections 7-403-E-1-(a) and 7-403-E-1-(  ) 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 18.4 % reduction in the required north side yard from 12 feet to 9.79 feet and increasing the floor area ratio by 2.0% from 5979 square feet to 6098 square feet for the property at 750 Valley 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)

5.	APPROVE NEWMARK APPEAL AT 90 BRENTWOOD. 

The Chair stated that the purpose of this portion of the meeting was to conduct a public hearing on the appeal by Gregg Newmark of a decision by the Building & Zoning Administrator in denying a permit to convert the roof overhangs to 2nd floor wall cantilevers to his home at 90 Brentwood in the “R-A” Residence District. The appeal requests that a variation be granted reducing the east side yard by 20% from 12 feet to 9.6 feet, reducing the west side yard by 20% from 12 feet to 9.6 feet, reducing the required front yard by 18% from 50 feet to 41 feet, increasing the allowed setback plane on the east side of the house from 18.57 feet to 23.8 feet located 10.57 feet from the lot line, and increasing the allowed setback plane on the west side of the house from 19.92 feet to 22.3 feet located 11.92 feet from the lot line. The 2nd floor roof overhangs would be rebuilt as cantilevered 2nd floor walls requiring the noted variations on the front and sides of the existing house. The existing roof overhangs are allowed under the Zoning Code allowance of a maximum 30-inch roof overhang in any setback area.

The Chair reported that notice of the public hearing was published in the October 20, 2016 GLENCOE ANCHOR and 5 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 builder Andrew Poticha and the owners, Gregg and Jodi Newmark to proceed. They noted:


	The existing lot is irregular shaped and the house does not sit parallel to either of the existing side yard lot lines. The existing exterior walls of the home sit over the current required side yard setbacks by 1’-5” feet at the southeast corner and 1” on the northwest corner. Compounding the matter is that the existing mansard roof has an 18” overhang on all sides. Therefore, the owner is limited to only being able to change the skin of the roof.
	The work being proposed will not be extending the overhang beyond what currently exists. The improvements will not adversely affect the neighbors’ line of sight nor does it change how close their homes are to the property in question.
	The existing home is currently considered existing/non-conforming with respect to the side yard setbacks on two (2) of the four (4) corners of the house and at the front yard of the northwest section (garage) of the house. The owners have spent the last year renovating the entire interior of the home. The desire is to straighten the angle of the mansard roof from 75 degrees to 90 degrees without adding any habitable area. The owners have been told that the change in the angle will cause the structure to be considered a wall instead of a roof. Therefore, they are seeking a 1’-5” foot variation at the northeast corner, 1’-7” foot variation on the northwest corner, 11½” variation of the southeast corner and 1’-6” foot variation at the front northwest section. Furthermore, they are seeking a variation to the setback plane requirement (the existing condition is non-conforming as well.)

The proposed cantilever exterior wall will be finished with stucco and the existing first floor brick walls of the house will be painted white.

The Chair made part of the record, as additional testimony the Agenda Supplement and letters in favor of the variations from Ruth and Charlie Harter, 80 Brentwood, and Mr & Mrs Shadman, 100 Brentwood, 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 variances in the east and west sideyards, the front yard, and the east and west setback plane requirements at 90 Brentwood 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 the applicable zoning code provisions 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.

Zoning Board of Appeals member Deborah Carlson excused herself from the meeting at 7:45 for an emergency call.

RESOLUTION

NOW THEREFORE BE IT RESOLVED that the request for reducing the east side yard by 20% from 12 feet to 9.6 feet, reducing the required front yard by 18% from 50 feet to 41 feet, increasing the allowed setback plane on the east side of the house from 18.57 feet to 23.8 feet located 10.57 feet from the lot line, and increasing the allowed setback plane on the west side of the house from 19.92 feet to 22.3 feet located 11.92 feet from the lot line for the property at 90 Brentwood 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:		Elsasser, Friedman, Lissner, Richker, Satter and Roin (6)

NAYS:		None (0)

ABSENT:	Carlson (1)


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

                                                                      
Secretary

