
Village of Winnetka 
 Zoning Board of Appeals Regular Meeting 

  
 

November 13, 2023 at 7:00 PM 
Village Hall Council Chambers 

510 Green Bay Road 
 

NOTICE 
Public comment is permitted on all agenda items at the meeting.  If you wish to provide testimony or comments 
prior to the meeting, you may provide them one of two ways: (1) by sending an email to planning@winnetka.org; or 
by sending a letter to Community Development, Village of Winnetka, 510 Green Bay Road, Winnetka, IL  60093.  All 
agenda materials are available at www.villageofwinnetka.org/agendacenter.  

The Village of Winnetka, in compliance with the Americans with Disabilities Act, requests that persons with 
disabilities, who require certain accommodations to allow them to observe and/or participate in this meeting or have 
questions about the accessibility of the meeting or facilities contact the Village ADA Coordinator at 510 Green Bay 
Road, Winnetka, Illinois 60093, (Telephone (847) 716-3543; T.D.D. (847) 501-6041). 
 
 

AGENDA 
1. Call to Order & Roll Call 
2. Approval of Minutes 
  a. July 10, 2023, Regular Meeting Minutes 
3. Community Development Report 
4. New Cases 
  a. Case No. 23-19-V2:  889 Sheridan Road:  An application seeking approval of a 

zoning variation to allow construction of a pickleball court at 889 Sheridan 
Road.  The requested variation would permit the pickleball court to provide less 
than the minimum required corner yard setback from the south property line 
along Tower Road.  The Village Council has final jurisdiction on this request. 

  b. Case No. 23-20-V2:  84 Abbottsford Road:  An application seeking approval of 
zoning variations to allow construction of additions to the existing residence at 84 
Abbottsford Road.  The requested variations would permit the additions to (i) 
exceed the maximum permitted roofed lot coverage; (ii) exceed the maximum 
permitted gross floor area; (iii) provide less than the minimum required corner 
yard setback from the private road easement along the north property line; and 
(iv) perform structural changes necessary to provide new window openings in 
the legally nonconforming south side building wall.  The Village Council has final 
jurisdiction on this request. 

  c. Case No. 23-21-V2:  717 Park Avenue:  An application seeking approval of a 
zoning variation to allow construction of an addition to the existing residence at 
717 Park Avenue.  The requested variation would permit the addition to provide 
less than the minimum required front yard setback from the easterly property line 
along Park Avenue.  The Village Council has final jurisdiction on this request. 

  d. Case No. 23-13-TX:  808 Oak Street:  An application seeking approval of (i) a 
Text Amendment to the Zoning Ordinance, (ii) Special Use Permits, and (iii) a 
zoning variation to allow construction of a four-story, three-unit, multifamily 
residential building at 808 Oak Street.  The text amendment would allow 
residential uses in the C-2 General Retail Commercial Zoning District (the "C-2 
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Village of Winnetka  Zoning Board of Appeals - November 13, 2023 
 

District"), on the ground floor that are less than 50 feet from the front street line, 
as a special use.  The special use permits would allow (a) a residential use in the 
C-2 District, on the ground floor and less than 50 feet from the front street line; 
and (b) off-street parking at street level.  The variation would permit the 
proposed building to provide more than the maximum permitted front yard 
setback from the north property line along Oak Street.  The Village Council has 
final jurisdiction on this request. 

5. New Business 
  a. December 11, 2023, Regular Meeting - Quorum Check 
6. Public Comments 
7. Adjournment 
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1 WINNETKA ZONING BOARD OF APPEALS MEETING MINUTES
2 JULY 10, 2023
3
4 Zoning Board Members Present: Matt Bradley, Chairman
5 Mark Haller 
6 Lynn Hanley
7 Kate Casale MacNally  
8 Mike Nielsen 
9 Max Weigandt

10
11 Zoning Board Members Absent: Todd Vender 
12
13 Village Staff: David Schoon, Director of Community Development 
14 Ann Klaassen, Assistant Director of Community 
15 Development 
16
17 Call to Order & Roll Call:
18 Chairman Bradley called the meeting to order at 7:00 p.m. Ms. Klaassen took roll call of the Board 
19 Members present. 
20
21 Approval of Meeting June 12, 2023, Minutes.
22 Chairman Bradley asked for a motion to approve the June 12, 2023, meeting minutes. A motion was made 
23 by Ms. Casale MacNally and seconded by Mr. Nielsen. A vote was taken, and the motion unanimously 
24 passed, 6 to 0: 
25 AYES: Bradley, Haller, Hanley, Casale MacNally, Nielsen, Weigandt
26 NAYS: None 
27
28 Community Development Report.
29 Mr. Schoon informed the Board that the Village Council discussed issues relating to the lakefront and 
30 identified the three main items discussed including the establishment of an overlay district. He stated the 
31 intent of the overlay district is that for any of the lakefront properties sold in the future to a private entity, 
32 there would be certain land uses and additional land use restrictions that the properties would have to 
33 adhere to. He also explained the nine-month lake bluff permit abeyance period that was discussed. Mr. 
34 Schoon then stated clarification language relating to special uses in terms of major and minor requests 
35 and approval by Village staff were discussed. He stated the Village Council introduced all the ordinances 
36 which are scheduled for adoption at the July 18, 2023, Council meeting. 
37
38 Ms. Hanley asked if institutional planned development is being considered. Mr. Schoon responded during 
39 the Comprehensive Plan discussion, there was discussion relating to studying the creation of specific 
40 zoning districts for institutional uses and open spaces and advised the Board Members of the status. He 
41 also informed the Board that the Village Council adopted the Comprehensive Plan and there is work to be 
42 done on implementing zoning amendments. Mr. Schoon added there would be a public hearing before 
43 the Planned Development Commission on the One Winnetka project. 
44
45 New Cases:
46 a. Case No. 23-09-V2: 258 Ridge Avenue: An application seeking approval of a zoning variation to 
47 allow a one-story addition to the existing residence at 258 Ridge Avenue. The requested variation would 
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July 10, 2023 Page 2

1 permit the addition to exceed the maximum permitted gross floor area. The Village Council has final 
2 jurisdiction on this request.
3 Ms. Klaassen identified the property’s location, size and zoning classification, noting the existing lot is 
4 legally nonconforming. She stated the home dated to the 1890’s and that a Preliminary Property History 
5 Study Preparation Request was submitted which is the first step in obtaining the GFA bonus for homes 
6 deemed to be architecturally or historically significant by the LPC. Ms. Klaassen then explained the 
7 Historical Society’s comments that the home may be architecturally and historically significant.  The next 
8 step in the historic GFA bonus process would be for an applicant to provide the LPC with an HAIS.  The LPC 
9 would then make the determination if the home is architecturally or historically significant.   This applicant 

10 hasn’t moved forward with that step.   Ms. Klaassen then explained the variation requested and identified 
11 the GFA totals with and without the potential historic GFA bonus as well as the proposed one-story 
12 addition and its components and measurements. 
13
14 Ms. Klaassen then identified the first-floor plan and rear and side elevations of the proposed addition. She 
15 noted no correspondence was received and stated following the applicant’s presentation and Board 
16 discussion, a Board Member may wish to make a motion as indicated on page nos. 15 and 16. Ms. Klaassen 
17 then asked if there were any questions. 
18
19 Chairman Bradley also asked if there were any questions. Ms. Casale MacNally asked if there were any 
20 memoranda received from neighbors. Ms. Klaassen stated a question from a neighbor was asked but no 
21 written comments were received. Chairman Bradley asked Ms. Klaassen to further describe the basement 
22 as part of the GFA calculation due to the change in the zoning code which Ms. Klaassen provided to the 
23 Board. In response to a question, she also informed the Board regarding two similar historical GFA bonus 
24 applications that had been received.   A Board Member asked if the portion of the home to be demolished 
25 has been done. Ms. Klaassen identified the enclosed front vestibule to be removed. 
26
27 Chairman Bradley swore in those speaking to this matter. Healy Rice, the architect, introduced herself 
28 along with Kerry and Rob Nelson, the homeowners. She identified the basement as the driver behind the 
29 request since more than 4 feet of it extended out of the ground. Ms. Rice stated they decided to apply for 
30 the modest 87 square foot variation as opposed to going through the GFA bonus historical significance 
31 application. She identified the small addition previously added in the back as unsatisfactory and stated 
32 they would like to have a small mudroom at the rear of the home. Ms. Rice added it would be offset to 
33 meet the articulation requirement and asked if there were any questions. 
34
35 Chairman Bradley asked Ms. Rice if she is having longer term conversations with the applicants so that 
36 they are not dealing with multiple applications for variation relief in terms of getting the bonus and the 
37 ability to build within that without going through that process. Ms. Rice responded she is working with 
38 615 Elm where additional work was being requested and there was not the necessity to get the additional 
39 square footage in this case. She added the cost of the HAIS also drove the decision to seek the variation 
40 request. 
41
42 Chairman Bradley noted there is no one in the audience to comment and called the matter in for 
43 discussion and referred to the standards on page 10. 
44
45 Mr. Weigandt commented that this is a home that is at least 100 years old with a basement that is an odd 
46 issue for the GFA.  He also stated there is no objection from neighbors.  Mr. Weigandt stated he is in 
47 support of the request.  Ms. Hanley agreed with his comments. She stated her only concern is that she 
48 did not want variations to become a de facto 20% bonus request. Ms. Hanley stated for those projects 
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July 10, 2023 Page 3

1 that come before the Board, the historical aspect should not be considered by the Board as part of the 
2 application. Mr. Haller stated if the applicant decided they can qualify for an additional 20%, the Board 
3 should not put it in as part of what that calculation is if the applicant advised the Board they are going 
4 through that process. Chairman Bradley noted the basement is driving the request in this instance. Mr. 
5 Haller stated he is in support of the request for all the reasons stated. 
6
7 Mr. Nielsen stated he is also in agreement with the request and described the request as de minimums 
8 with the historical aspect having no bearing on his consideration. Ms. Casale MacNally stated although 
9 the first standard would be hard to meet, the remaining standards have been met. She also stated she 

10 appreciated the articulation being provided and referred to the property’s uniqueness. Chairman Bradley 
11 stated he is also in support of the request and referred to the standards. He then asked for a motion. 
12
13 Ms. Casale MacNally moved to recommend approval of the variation request for 258 Ridge Avenue. Mr. 
14 Weigandt seconded the motion. A vote was taken, and the motion unanimously passed, 6 to 0: 
15 AYES: Bradley, Haller, Hanley, Casale MacNally, Nielsen, Weigandt
16 NAYS: None  
17
18 The Board Members further discussed the architectural and historical GFA bonus application process. 
19
20 New Business: 
21 a. August 14, 2023, Meeting - Quorum Check.
22 The Board Members discussed their availability. 
23
24 Public Comment:
25 No comments were made at this time. 
26
27 Adjournment: 
28 Chairman Bradley asked for a motion to adjourn. A motion to adjourn was made by Ms. Casale MacNally 
29 and seconded by multiple Board members. A vote was taken, and the motion unanimously passed, 6 to 
30 0: 
31 AYES: Bradley, Haller, Hanley, Casale MacNally, Nielsen, Weigandt
32 NAYS: None  
33 The meeting adjourned at 7:43 p.m.
34
35 Respectfully submitted, 
36
37 Antionette Johnson
38 Recording Secretary
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COMMUNITY DEVELOPMENT DEPARTMENT

Page 1

MEMORANDUM 
VILLAGE OF WINNETKA 

TO: ZONING BOARD OF APPEALS

FROM: ANN KLAASSEN, ASSISTANT DIRECTOR

DATE: NOVEMBER 9, 2023

SUBJECT: 889 SHERIDAN ROAD – VARIATION (CASE NO. 23-19-V2) 

INTRODUCTION

On November 13, 2023, the Zoning Board of Appeals (ZBA) is scheduled to hold a public hearing on an 
application submitted by First Nations Bank Trust #1933 (the “Applicant”) as the owner of the property 
located at 889 Sheridan Road (the “Subject Property”).  The Applicant requests approval of the following 
zoning variation to allow construction of a pickleball court on the Subject Property:

1. Corner Yard Setback of 13 feet from the south property line along Tower Road, whereas a 
minimum of 50 feet is required, a variation of 37 feet (74%) [Section 17.30.050 – Front and Corner 
Yard Setbacks]. 

A mailed notice was sent to property owners within 250 feet of the Subject Property in compliance with 
the Zoning Ordinance.  The hearing was properly noticed in the Winnetka Talk on October 26, 2023.  As 
of the date of this memo, staff has not received any written comment from the public regarding this 
application.  

The Village Council has final jurisdiction on this request as the Council has not delegated the authority 
to grant variations to reduce a corner yard setback for an accessory structure to the Zoning Board of 
Appeals or the Zoning Administrator.

PROPERTY DESCRIPTION

The Subject Property, which is approximately 1.42 acres in size, is located on the northeast corner of the 
intersection of Sheridan and Tower Roads and contains an existing two-story residence with an attached 
garage (see Figure 1).  The Subject Property is not a rectangular shape.  It is a trapezoid shape with a 
front lot line, which runs along Sheridan Road, that is narrower than the rear lot line, which is the east 
property line.  Also, the corner lot line, along Tower Road, is not perpendicular to the front lot line (see 
Figure 2).  The property is zoned R-2 Single Family Residential, and it is bordered by the same to the 
north, south, and west, as well as R-3 Single Family Residential to the west (see Figure 3).  The 
Comprehensive Plan designates the Subject Property as appropriate for single-family residential 
development.  The zoning of the property is consistent with the Comprehensive Plan.
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Figure 1 – Aerial Map

Figure 2 – GIS Map View 

Figure 3 – Zoning Map

Sheridan Road
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Page 7 of 205



Page 3

PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The residence was built in 2001.  The following subsequent building permits were issued in:

1. April 2022 for interior alterations to the residence;

2. June 2022 to construct a pool and spa; and

3. May 2023 to remove the westerly portion of the circular driveway (seen in Figures on previous 
page) and regrade the site.

Other minor permits have also been issued over the last several years.  The Applicant acquired the 
property in April 2022.  There is one previous zoning case on file for the Subject Property.  In 2000, ZBA 
Case No. 00-26-V2 was denied by the Village Council.  The request included variations to provide less than 
the minimum required lot area, lot width, and rectangular lot area, as well as relief from the Subdivision 
Code lot design standards, to allow a proposed two lot subdivision of the Subject Property.  

In August of this year, the Applicant submitted a building permit application to construct the proposed 
pickleball court and reconfigure the driveway.  After receiving staff review comments, the Applicant 
submitted the variation application that is currently before the Board.

Figures 4 and 5 below and on the following page are current photos of the site.

Figure 4 – Subject Property (Front Elevation – Sheridan Road)
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Figure 5 – Subject Property (Corner Elevation – Tower Road)

PROPOSED PLAN

The variation is being requested in order to construct a pickleball court on the Subject Property.   The 
proposed pickleball court would measure 37 feet by 61 feet (2,257 square feet).  The plan also includes 
the installation of two light fixtures, measuring 20 feet in height, with external glare shields.    

An excerpt of the proposed site plan and an illustration of an example of a pickleball court, which includes 
a depiction of the proposed light poles, are provided below and on the following page as Figures 6 and 7.  
The complete set of materials submitted by the Applicant are provided in the application materials 
(Attachment C).  

Figure 6 – Excerpt of Site Plan

Proposed 
Pickleball 

Court

Location of
Proposed 

Light  Poles

Page 9 of 205



Page 5

Figure 7 – Example of Pickleball Court and Depiction of Proposed Light Poles

Given the ZBA often receives questions regarding the stormwater regulations applicable to a specific 
request being considered by the ZBA, attached is a Stormwater Matrix (Attachment B).  Village 
Engineering staff has reviewed the engineering plans submitted with the building permit application for 
the proposed pickleball court.  Based on the submitted plans, additional stormwater detention will be 
required.  Figure 8 below represents the Subject Property’s proximity to the floodplain; the cyan 
represents the 100-year flood area.

Figure 8 – GIS Floodplain Map

Subject 
Property

Depiction of 
Proposed 

Light Poles
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REQUESTED ZONING RELIEF 

The attached Zoning Matrix highlights the existing lot and the proposed improvement’s compliance with 
the R-2 zoning district (Attachment A).  One variation is being requested to allow the proposed pickleball 
court to provide a corner yard setback of 13 feet from Tower Road, whereas a minimum of 50 feet is 
required, a variation of 37 feet (74%).    

FINDINGS

Section 17.60.050 of the Zoning Ordinance lists eight variation standards that the Board must find a 
variation application meets. The Applicant has supplied as part of their application materials a narrative 
addressing how this proposal meets these standards.    

Does the ZBA find that the requested variation meets the standards for granting such variation; and if so, 
is the ZBA prepared to make a recommendation to the Village Council regarding the requested relief? If 
so, a ZBA member may wish to make a motion recommending approval or recommending denial based 
upon the following:

Move to recommend approval [denial] of the following variation granting:

1. Corner Yard Setback of 13 feet from the south property line along Tower Road, whereas a 
minimum of 50 feet is required, a variation of 37 feet (74%) [Section 17.30.050 – Front and Corner 
Yard Setbacks].

The Zoning Board of Appeals finds, based on evidence in the record or a public document, that the 
variation requested is in harmony [not in harmony] with the general purpose and intent of the 
Zoning Ordinance and that each of the following eight standards on which evidence is required 
pursuant to Section 17.60.050 of this Code have been met [have not been met] in connection 
with this variation application [subject to the following conditions…]

The eight standards to consider when granting a variation are as follows:  

1. The property in question cannot yield a reasonable return if permitted to be used only 
under the conditions allowed by regulations in that zone.

2. The plight of the owner is due to unique circumstances.  Such circumstances must be 
associated with the characteristics of the property in question, rather than being related 
to the occupants.

3. The variation, if granted, will not alter the essential character of the locality.

4. An adequate supply of light and air to the adjacent property will not be impaired.

5. The hazard from fire and other damages to the property will not be increased.

6. The taxable value of the land and buildings throughout the Village will not diminish.

7. The congestion in the public street will not increase.

8. The public health, safety, comfort, morals, and welfare of the inhabitants of the Village 
will not otherwise be impaired.

ATTACHMENTS

Attachment A:  Zoning Matrix
Attachment B:  Stormwater Matrix
Attachment C:  Application Materials
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ZONING MATRIX

ADDRESS:  889 Sheridan Road
CASE NO:  23-19-V2
ZONING:  R-2

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 200 FT 328 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Sheridan/West)

Min. Corner Yard (Tower/South) 50 FT 51.57 FT 13 FT 37 FT (74%) VARIATION

Min. Side Yard (North) 12 FT 26.6 FT 26.6 FT

Min. Rear Yard (East)

NOTES: (1) Based on lot area of 62,048.44 s.f.
(2) Variation amount is the difference between proposed and requirement.

115 FT 189.17 FT N/A

15,512.11 SF (1) 4,435.69 SF N/A

N/A

N/A OK

ZONING CODE COMPLIANCE (2)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

OKN/A

N/A OK

ITEM

Min. Lot Size 25,200 SF 62,048.44 SF N/A

PROPOSED

OK16,086.14 SF (1) N/A N/A N/A

OK

OK50 FT 220.5 FT 88.07 FT -132.43 FT

-38.57 FT

0 FT OK

31,024.22 SF (1) 14,698 SF 16,955 SF 2,257 SF OK

25 FT +25 FT +25 FT 0 FT

ATTACHMENT A
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Stormwater Volume Requirements for Development Sites

G:\CommDev\40 - Boards and Commissions\Petition Folder\2023\2023-19-V2 - 889 Sheridan - Pickleball 
Court\ZBA 2023-11-13\Attachments\Prep\B - Stormwater Matrix - 889 Sheridan.docx 

In addition to meeting the following storm water volume detention requirements, development sites must 
meet all other Village storm water management requirements such as drainage and grading, storm water 
release rates, storage system design requirements, etc.  An exception is for lots along the lakefront that 
directly discharge into Lake Michigan; those lots are not required to provide stormwater volume detention on-
site.  They are required to meet all other Village stormwater system design requirements.   

Storm Water Detention Volume 
Requirements 

Applicable Requirement 

A. New Home Construction -
Previously Developed Lot

The amount of additional required storm 
water detention volume is based upon 
the difference between maximum 
impermeable lot coverage, per Zoning 
Code, and existing lot coverage, using the 
run-off coefficient for a 100-year storm 
event for both. 

B. New Home Construction -
Previously Undeveloped Site

The amount of required storm water 
detention volume is based upon the 
maximum impermeable lot coverage, 
using the run-off coefficient for 100-year 
storm event. 

C. Redevelopment of Site for
Different Use
(e.g. single family to multi-
family, or commercial)

The amount of required storm water 
detention volume is based upon the 
maximum impermeable lot coverage, 
using the run-off coefficient for 100-year 
storm event. 

D. Improvements to Existing
Home and/or Lot, causing an
increase in impermeable lot
coverage greater or equal to
25%.

The amount of additional required storm 
water detention volume is based upon 
the difference between the proposed 
and existing impermeable lot coverage, 
using the run-off coefficient for 100 year 
storm event.  (Note: If the increase in 
impermeable lot coverage is less than 
25%, additional storm water detention 
volume is not required.) 

Applies to 889 Sheridan Road 
Based upon Village Engineering 

review of engineering plans 
submitted with the building 

permit application, 889 
Sheridan Road will have to 

provide additional storm water 
detention volume.   

E. Improvements to existing
lots, who currently exceed
maximum impermeable lot
coverage (e.g., School sites,
single family and multi-
family sites)

The amount of additional required storm 
water detention volume is based upon: 

a) The amount of the impermeable
lot coverage (ILC) currently in
excess of the maximum
permitted amount of ILC allowed
by zoning that will be removed
and replaced, and/or

b) The amount of ILC in addition to
what currently exists on the lot.

The amount of required detention value 
is then determined using the run-off 
coefficient for 100-year storm event.  

ATTACHMENT B
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23-19-V2

ATTACHMENT C
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October 6, 2023 
 
Zoning Board of Appeals 
Village of Winnetka 
 
Variation request 889 Sheridan Rd 
 
 
 
Overview 
 
The variation we are seeking is for the location of a pickle ball court to a non-conforming 
location.  The existing home at 889 Sheridan Rd is a two-story home. It was recently renovated 
and completed June of 2023. The house is situated between the Tower Road Beach access to 
the north and the south, the Tower Road access to the Village of Winnetka Power Station. 
Because of this location, there will not be any houses impacted by this request.  
 
This request for this variance relates to the property’s unique irregular shape, it has two front 
yard setbacks and a steep grade drop off on the north side of the property.  
 
There are several factors that impact the location of a conforming location. 
 

1. The front yard setback of 50 ft along Tower Rd pushes the court North into a well-
established tree line that the Owners’ do not want to disturb.  See Sheet V1.4 photograph.  

 
2. There is a steep grade along the north: 

 
o Means and methods of implementing a court would be difficult requiring an 

earth retention system along with substantial fence modification (existing 
welded black iron fence in place). 
 

o More importantly, having a play area this far North creates a safety issue with 
pickle balls flying over the North property line down onto a very busy Tower 
Beach Access Drive.   

 
3. There is an existing 800 amp electrical service that would be located directly below the 

court. Any repairs would be difficult. 
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O 847 501 4212 
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gary@hgaryfrankarchitects.com 

 

 
4. There is an existing Sanitary main that would be located directly below the court. Any 

repairs would be difficult. 
 
In response to the specific eight (8) Standards for Granting Zoning Variations, the applicants 
respectively submit the following: 
 
1. The property in question cannot yield a reasonable return if permitted to be used only 

under the conditions allow by regulations in that district;  
 
The regulations would make it impossible to construct the project given the existing conditions 
of the property. 
 
2. The plight of the owner is due to unique circumstances. Such circumstances must be 

associated with the characteristics of the property in question, rather than being related to 
the occupants;  

 
As mentioned above, the shape of the lot is irregular it has two front yard setbacks and it has 
topography limitations all contribute to create unique issues which are associated with the 
characteristics of the property rather than related to the occupants.   
 
 
3. The variation, if granted, will not alter the essential character of the locality;  
 
This proposal would not alter the essential character of the locality. 
The court would be more exposed to the community if shifted North.  The proposed 
location is private and tucked away.  Especially with eliminating the second entry 
and driveway and filling in the berm and tree line along Tower Rd. 
 
4. An adequate supply of light and air to adjacent property will not be impaired;  
 
Since the court is a flat surface, it does not impact light and air.  
 
5. The hazard from fire and other damages to the property will not be increased;  
 
Since the court is a flat surface, it does not increase a fire hazard to adjacent properties. 
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Designer
RD
Date
10/10/2023
Scale
Not to Scale
Version No.
001
Summary

**This document contains confidential and proprietary information of KSA Lighting & Controls. This document may only be used by or for the benefit of KSA Lighting & Controls representatives and customers. This lighting layout is not a professional engineering drawing and is provided for informational purposes only, without warranty as to accuracy, completeness, reliability or otherwise. KSA Lighting & Controls is not responsible for
specifying the light fixtures or illumination requirements for any specific project, nor is it responsible for meeting municipal or building code requirements. It is the obligation of the end-user to consult with a professional engineering advisor to determine whether this lighting layout meets the applicable project requirements for lighting system performance, safety, suitability and effectiveness for use in a particular application. Field
verification is recommended when calculations are based on end-user or customer-provided information.  End-user environment and application (including, but not limited to, voltage variation and dirt accumulation) can cause actual field performance to differ from the calculated photometric performance represented in this lighting layout. In no event will KSA Lighting & Controls be responsible for any loss resulting from any use of
this drawing.
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Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Light Loss
Factor

Total
Lamp

Lumens
Wattage

2 Lithonia Lighting [...] [...] 0.95 93702.58 830.94

Lithonia Lighting DSX2 LED P14 50K
80CRI T4M R90

D-Series Size 2 Area Luminaire P14
Performance Package 5000K CCT 80 CRI
Type 4 Medium Optics Rotated 90 Degrees
to Right

0.95 46851 415.47

Lithonia Lighting DSX2 LED P14 50K
80CRI T4M L90

D-Series Size 2 Area Luminaire P14
Performance Package 5000K CCT 80 CRI
Type 4 Medium Optics Rotated 90 Degrees
to Left

0.95 46851 415.47

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

COURT - 36" ABOVE GRADE 30 fc 34 fc 23 fc 1.5:1 1.3:1

NOTES:
1. CALCULATION POINT WORK PLANE: 36" ABOVE FINISHED GRADE
2. FIXTURE MOUNTING HEIGHT: 20'-0" AFG
3. CALCULATIONS PROVIDED BY KSA ARE NOT A GUARANTEE OF PERFORMANCE.  ACTUAL LIGHT
LEVELS MAY VARY.**
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COMMUNITY DEVELOPMENT DEPARTMENT

Page 1

MEMORANDUM 
VILLAGE OF WINNETKA 

TO: ZONING BOARD OF APPEALS

FROM: ANN KLAASSEN, ASSISTANT DIRECTOR

DATE: NOVEMBER 9, 2023

SUBJECT: 84 ABBOTTSFORD ROAD – VARIATIONS (CASE NO. 23-20-V2) 

INTRODUCTION

On November 13, 2023, the Zoning Board of Appeals (ZBA) is scheduled to hold a public hearing on an 
application submitted by Brandan Matthews (the “Applicant”) as the owner of the property located at 84 
Abbottsford Road (the “Subject Property”).  The Applicant requests approval of the following zoning 
variations to allow construction of additions to the existing residence on the Subject Property:

1. Roofed Lot Coverage (RLC) of 1,605.76 square feet, whereas a maximum of 1,332.28 square feet 
is permitted, a variation of 273.48 square feet (20.53%) [Section 17.30.030 – Intensity of Use of 
Lot] [Note:  The existing improvements currently consist of 1,572.17 square feet.  The proposed 
addition would add 33.59 square feet of RLC];

2. Gross Floor Area (GFA) of 2,549.78 square feet, whereas a maximum of 1,973.75 square feet is 
permitted, a variation of 576.03 square feet (29.18%) [Section 17.30.040 – Maximum Building 
Size] [Note:  The existing improvements currently consist of 2,442.1 square feet.  The proposed 
addition would add 107.68 square feet of GFA];

3. Corner Yard Setback of 7 feet from the private drive easement along the north property line, 
whereas a minimum of 9 feet is required, a variation of 2 feet (22.22%) [Section 17.30.050 – Front 
and Corner Yard Setbacks] [Note: The residence currently provides a corner yard setback of 7 
feet]; and 

4. Structural changes necessary to provide new window openings in the legally nonconforming 
south side building wall of the existing residence that provides a side yard setback of 4.8 feet, 
whereas a minimum of 6 feet is required [Section 17.64.060 – Nonconformities].

A mailed notice was sent to property owners within 250 feet of the Subject Property in compliance with 
the Zoning Ordinance.  The hearing was properly noticed in the Winnetka Talk on October 26, 2023.  As 
of the date of this memo, staff has not received any written comment from the public regarding this 
application.  

The Village Council has final jurisdiction on this request as only the Council has the authority to grant 
variations to (i) exceed roofed lot coverage limitations by more than 20%; and (ii) allow a zoning lot 
with a pre-FAR building (constructed prior to 1989) to exceed the maximum permitted GFA by more 
than 10%.  Typically, the ZBA has final jurisdiction on requests to reduce a corner yard setback for a 
principal building by no more than 50% of the required setback.  Additionally, the Zoning Administrator 
typically has final jurisdiction on requests to allow structural changes necessary to provide new window 
openings in a legally nonconforming side building wall; however, since this request includes additional 
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zoning relief for which the ZBA and the Zoning Administrator do not have jurisdiction, the Village Council 
also has final jurisdiction on the requests to reduce the corner yard setback and to allow structural 
changes to provide new window openings in the legally nonconforming south side building wall.

PROPERTY DESCRIPTION

The Subject Property, which is approximately 0.11 acres in size, is located on the west side of Abbottsford 
Road, between Warwick Road and Winnetka Avenue, and contains an existing two-story residence and a 
portion of a shared detached garage (see Figure 1).  The property is considered a corner lot due to the 
existence of an easement, as recorded on the Whiteson and Johnson’s Plat of Subdivision, for a private 
drive for the owners of the three lots within the subdivision of which the Subject Property, 404 Winnetka 
Avenue, and 88 Abbottsford Road are a part of.  Given the Zoning Ordinance defines “private street” as 
“the area lying within the described limits of a right-of-way or easement for vehicular traffic, created by 
virtue of a recorded or registered instrument for ingress and egress, which area the owners or occupants 
of three or more lots or parcels of land have the right to use”, the area of the easement is excluded from 
the lot area of each lot for zoning purposes.  Even though 88 Abbottsford does not currently utilize the 
easement, the recorded easement is still in effect and as such the area of the easement on the Subject 
Property is excluded from the lot area for zoning purposes (see Figure 2).  

The property is zoned R-5 Single Family Residential, and it is surrounded by the same (see Figure 3).  The 
Comprehensive Plan designates the Subject Property as appropriate for single family residential 
development.  The zoning of the property is consistent with the Comprehensive Plan.

The existing lot is a legally nonconforming corner lot that is 4,934.37 square feet in net lot area, while 
the minimum required lot area for a corner lot in the R-5 District is 8,900 square feet.  Also, the lot has 
an average lot width of 37.49 feet, while the minimum required average lot width for a corner lot in the 
R-5 District is 70 feet.

Figure 1 – Aerial Map

Abbottsford 
Road

Winnetka 
Avenue

Warwick 
Road
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Figure 2 – GIS Map View 

Figure 3 – Zoning Map

PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The residence was built in 1921.  The following subsequent building permits were issued in:

1. 1927 to construct an addition to the residence; and 

2. 1953 to construct a screened porch addition to the residence.  

The Applicant acquired the property in October 2022.  There are two previous zoning cases on file for the 
Subject Property:

1. In July 1953, ZBA Case No. 790 was approved by the ZBA granting a variation to exceed the 
maximum permitted building area to allow a screened porch addition to the existing residence; 
and

2. In October 2020, ZBA Case No. 20-29-ZA was approved by the Zoning Administrator granting a 

Subject 
Property

Private Drive 
Easement 

Serving Three (3) 
Properties
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variation to allow structural repairs necessary to replace the roof of the existing nonconforming 
detached garage and studs as needed in the legally nonconforming west side building wall that 
provides less than the minimum required side yard setback of 6 feet and the legally 
nonconforming south building wall that provides less than the minimum required rear yard 
setback of two feet.

Figure 4 below is a current photo of the site.

Figure 4 – Subject Property (Front Elevation – Abbottsford Road)

PROPOSED PLAN

The variations are being requested in order to construct additions on the north and west elevations of the 
existing residence.  The proposed addition on the first floor includes expansion of the existing mudroom 
as well as expansion of the screened porch.  The second floor addition would consist of expansion of the 
primary bedroom.  Currently, the second floor consists of four bedrooms and one bathroom.  The 
proposed plan would result in a primary bedroom suite, two bedrooms, and one hall bathroom.  For a 
total of three bedrooms and two bathrooms on the second floor.  The proposed plan also includes 
replacing a single window on the first floor with three shorter windows and replacing a single window on 
the second floor with two windows in a slightly different location.  These windows are all located in the 
legally nonconforming south side building wall.  A new covered front porch is also proposed; however 
zoning relief is not necessary for this porch.  
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The proposed additions represent a net increase in GFA of approximately 107 square feet and an increase 
in roofed lot coverage of approximately 33 square feet.  The proposed additions are described as follows:  

First Floor:
• Mudroom expansion measuring 3.7 feet by 1.75 feet (6.47 square feet); and

• Screened porch expansion measuring approximately 27 square feet.

Second Floor:
• Primary bedroom expansion measuring approximately 12.5 feet by 6 feet (net increase of 72.87 

square feet).

Excerpts of the proposed site plan, floor plans, and proposed building elevations are provided below and 
on the following pages as Figures 5 through 11.  The complete set of plans are provided in the application 
materials (Attachment C).  

Figure 5 – Excerpt of Proposed Site Plan
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Figure 6 – Proposed First Floor Plan

Figure 7 – Proposed Second Floor Plan
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Figure 8 – Proposed Front Elevation (Abbottsford Road)

Figure 9 –Proposed Corner Elevation (North)
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Figure 10 – Proposed Side Elevation (South)

Figure 11 – Proposed Rear Elevation (West)

Given the ZBA often receives questions regarding the stormwater regulations applicable to a specific 
request being considered by the ZBA, attached is a Stormwater Matrix (Attachment B).  Based on the 
proposed plan it appears additional stormwater detention would not be required.  However, a final 
determination will be made by Village Engineering staff upon submittal of the permits necessary for the 
proposed improvements, which are required to comply with the Village stormwater regulations.  Figure 
12 on the following page represents the Subject Property’s proximity to the floodplain; the cyan 
represents the 100-year flood area.
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Figure 12 – GIS Floodplain Map

REQUESTED ZONING RELIEF 

The attached Zoning Matrix highlights the existing lot and the proposed improvements’ compliance with 
the R-5 zoning district (Attachment A).  Four variations are being requested: (1) roofed lot coverage; (2) 
gross floor area; (3) minimum corner yard setback; and (4) structural changes necessary to provide new 
window openings.

Maximum Roofed Lot Coverage (RLC).  The site currently contains 1,572.17 square feet of RLC, exceeding 
the maximum permitted RLC by 239.89 square feet (18%).  The net increase in RLC with the proposed 
additions is 33.59 square feet, bringing the total RLC to 1,605.76 square feet, whereas a maximum of 
1,332.28 square feet is permitted, a variation of 273.48 square feet (20.53%).

Maximum Building Size (GFA).  The site currently contains 2,442.1 square feet of GFA, exceeding the 
maximum permitted GFA by 468.35 square feet (23.73%).  The net increase in GFA with the proposed 
additions is 107.68 square feet, bringing the total GFA to 2,549.78 square feet, whereas a maximum of 
1,973.75 square feet is permitted, a variation of 576.03 square feet (29.18%).

Corner Yard Setback (Private Drive Easement).  The existing residence is legally nonconforming with 
respect to the required corner yard setback as it currently provides a corner yard setback of 7 feet from 
the outer limits of the private drive easement along the north property line of the Subject Property, 
encroaching the minimum required setback of 9 feet by 2 feet.  The proposed addition would also provide 
a corner yard setback of 7 feet, requiring a variation of 2 feet (22.22%).

Structural Changes for New Window Openings.  Zoning relief is necessary to allow the proposed window 
openings in the legally nonconforming south side building wall of the existing residence that provides a 
side yard setback of 4.8 feet, whereas a minimum of 6 feet is required.  Existing windows may be replaced 
in the same location and size; however, enlarged or relocated windows in a nonconforming side building 
wall require approval of a zoning variation.  

Subject 
Property
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FINDINGS

Section 17.60.040 of the Zoning Ordinance lists eight variation standards that the Board must find a 
variation application meets. The Applicant has supplied as part of their application materials a narrative 
addressing how this proposal meets these standards.    

Does the ZBA find that the requested variations meet the standards for granting such variations; and if so, 
is the ZBA prepared to make a recommendation to the Village Council regarding the requested relief? If 
so, a ZBA member may wish to make a motion recommending approval or recommending denial based 
upon the following:

Move to recommend approval [denial] of the following variations granting:

1. Roofed Lot Coverage of 1,605.76 square feet, whereas a maximum of 1,332.28 square feet is 
permitted, a variation of 273.48 square feet (20.53%) [Section 17.30.030 – Intensity of Use of 
Lot];

2. Gross Floor Area (GFA) of 2,549.78 square feet, whereas a maximum of 1,973.75 square feet is 
permitted, a variation of 576.05 square feet (29.18%) [Section 17.30.040 – Maximum Building 
Size];

3. Corner Yard Setback of 7 feet from the private drive easement along the north property line, 
whereas a minimum of 9 feet is required, a variation of 2 feet (22.22%) [Section 17.30.050 – Front 
and Corner Yard Setbacks]; and

4. Structural changes necessary to provide new window openings in the legally nonconforming 
south side building wall of the existing residence that provides a side yard setback of 4.8 feet, 
whereas a minimum of 6 feet is required [Section 17.64.060 – Nonconformities].

The Zoning Board of Appeals finds, based on evidence in the record or a public document, that the 
variations requested are in harmony [not in harmony] with the general purpose and intent of the 
Zoning Ordinance and that each of the following eight standards on which evidence is required 
pursuant to Section 17.60.050 of this Code have been met [have not been met] in connection 
with this variation application [subject to the following conditions…]

The eight standards to consider when granting a variation are as follows:  

1. The property in question cannot yield a reasonable return if permitted to be used only 
under the conditions allowed by regulations in that zone.

2. The plight of the owner is due to unique circumstances.  Such circumstances must be 
associated with the characteristics of the property in question, rather than being related 
to the occupants.

3. The variation, if granted, will not alter the essential character of the locality.

4. An adequate supply of light and air to the adjacent property will not be impaired.

5. The hazard from fire and other damages to the property will not be increased.

6. The taxable value of the land and buildings throughout the Village will not diminish.

7. The congestion in the public street will not increase.

8. The public health, safety, comfort, morals, and welfare of the inhabitants of the Village 
will not otherwise be impaired.
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ATTACHMENTS

Attachment A:  Zoning Matrix
Attachment B:  Stormwater Matrix
Attachment C:  Application Materials
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ZONING MATRIX

ADDRESS:  84 Abbottsford Road
CASE NO:  23-20-V2
ZONING:  R-5

MIN/MAX 
REQUIREMENT EXISTING

EXISTING NONCONFORMING

Min. Average Lot Width

Min. Lot Depth 120 FT 131.62 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Max. Front Yard Lot Coverage 387 SF OK

Min. Front Yard (Abbottsford/East)

Min. Corner Yard (Private Easement/North) 9 FT 7 FT 7 FT 2 FT (22.22%) VARIATION

Min. Side Yard (South) 6 FT 4.8 FT 4.8 FT (3)

Min. Rear Yard (West)

NOTES: (1) Based on net lot area of 4,934.37 s.f.  Gross lot area is 6,186.37 s.f.  Area of private road easement (1,252 s.f.) is
excluded from the lot area for zoning purposes.

(2) Variation amount is the difference between proposed and requirement.
(3) Variation required to allow structural changes necessary to add new window openings in the legally

nonconforming south side building wall that provides less than the minimum required side yard setback.

33.59 SF

70 FT 37.49 FT N/A

1,332.28 SF (1) 1,572.17 SF 1,605.76 SF

N/A

OK

ITEM

Min. Lot Size 8,900 SF  4,934.37 SF N/A

PROPOSED

273.48 SF (20.53%) VARIATION

ZONING CODE COMPLIANCE (2)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

EXISTING NONCONFORMINGN/A

N/A OK

101.25 FT 153.25 FT 52 FT

0 FT

2,467.18 SF (1) 2,142.82 SF 2,219.31 SF 76.49 FT

576.03 SF (29.18%) VARIATION1,973.75 SF (1) 2,442.1 SF 2,549.78 SF 107.68 SF

19.74 FT 45.8 FT 45.8 FT 0 FT OK

OK30 FT 35.3 FT 35.3 FT 0 FT

0 FT EXISTING NONCONFORMING

ATTACHMENT A
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Stormwater Volume Requirements for Development Sites

G:\CommDev\40 - Boards and Commissions\Petition Folder\2023\2023-20-V2 - 84 Abbottsford - Addition\ZBA 
2023-11-13\Attachments\Prep\B - Stormwater Matrix - 84 Abbottsford.docx 

In addition to meeting the following storm water volume detention requirements, development sites must 
meet all other Village storm water management requirements such as drainage and grading, storm water 
release rates, storage system design requirements, etc.  An exception is for lots along the lakefront that 
directly discharge into Lake Michigan; those lots are not required to provide stormwater volume detention on-
site.  They are required to meet all other Village stormwater system design requirements.   

Storm Water Detention Volume 
Requirements 

Applicable Requirement 

A. New Home Construction -
Previously Developed Lot

The amount of additional required storm 
water detention volume is based upon 
the difference between maximum 
impermeable lot coverage, per Zoning 
Code, and existing lot coverage, using the 
run-off coefficient for a 100-year storm 
event for both. 

B. New Home Construction -
Previously Undeveloped Site

The amount of required storm water 
detention volume is based upon the 
maximum impermeable lot coverage, 
using the run-off coefficient for 100-year 
storm event. 

C. Redevelopment of Site for
Different Use
(e.g. single family to multi-
family, or commercial)

The amount of required storm water 
detention volume is based upon the 
maximum impermeable lot coverage, 
using the run-off coefficient for 100-year 
storm event. 

D. Improvements to Existing
Home and/or Lot, causing an
increase in impermeable lot
coverage greater or equal to
25%.

The amount of additional required storm 
water detention volume is based upon 
the difference between the proposed 
and existing impermeable lot coverage, 
using the run-off coefficient for 100 year 
storm event.  (Note: If the increase in 
impermeable lot coverage is less than 
25%, additional storm water detention 
volume is not required.) 

Applies to 84 Abbottsford Road 
Based upon preliminary review 

of information to date, it 
appears that 84 Abbottsford 

Road would not have to 
provide additional storm water 
detention volume.  However, a 

final determination will not 
occur until engineering plans 
are submitted with a building 

permit application. 

E. Improvements to existing
lots, who currently exceed
maximum impermeable lot
coverage (e.g., School sites,
single family and multi-
family sites)

The amount of additional required storm 
water detention volume is based upon: 

a) The amount of the impermeable
lot coverage (ILC) currently in
excess of the maximum
permitted amount of ILC allowed

ATTACHMENT B
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Stormwater Volume Requirements for Development Sites

G:\CommDev\40 - Boards and Commissions\Petition Folder\2023\2023-20-V2 - 84 Abbottsford - Addition\ZBA 
2023-11-13\Attachments\Prep\B - Stormwater Matrix - 84 Abbottsford.docx 

by zoning that will be removed 
and replaced, and/or 

b) The amount of ILC in addition to 
what currently exists on the lot. 

The amount of required detention value 
is then determined using the run-off 
coefficient for 100-year storm event. 
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PROPERTY ADDRESS:

DATE OF SURVEY:

FIELD WORK DATE:

REVISION DATE(S):

POINTS OF INTEREST:

SURVEY NUMBER:

SEE PAGE 2 OF 2 FOR LEGAL DESCRIPTION
PAGE 1 OF 2 - NOT VALID WITHOUT ALL PAGES

2209.0922-0184 ABBOTSFORD ROAD,  WINNETKA, ILLINOIS 60093

08/08/23

9/8/2022

STATE OF ILLINOIS
COUNTY OF LASALLE SS

THIS IS TO CERTIFY THAT THIS PROFESSIONAL SERVICE CONFORMS TO 
THE CURRENT ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY 
SURVEY. GIVEN UNDER MY HAND AND SEAL THIS DATE HEREON. 

ILLINOIS PROFESSIONAL LAND SURVEYOR No. 2971
LICENSE EXPIRES 11/30/2024
EXACTA LAND SURVEYORS, LLC
PROFESSIONAL DESIGN FIRM 184008059-0008 
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COMMUNITY DEVELOPMENT DEPARTMENT

Page 1

MEMORANDUM 
VILLAGE OF WINNETKA 

TO: ZONING BOARD OF APPEALS

FROM: ANN KLAASSEN, ASSISTANT DIRECTOR

DATE: NOVEMBER 9, 2023

SUBJECT: 717 PARK AVENUE – VARIATION (CASE NO. 23-21-V2) 

INTRODUCTION

On November 13, 2023, the Zoning Board of Appeals (ZBA) is scheduled to hold a public hearing on an 
application submitted by Jan Wesemann (the “Applicant”) as the owner of the property located at 717 
Park Avenue (the “Subject Property”).  The Applicant requests approval of the following zoning variation 
to allow construction of an addition to the existing residence on the Subject Property:

1. Front Yard Setback of 2.06 feet from the easterly property line along Park Avenue, whereas a 
minimum of 50 feet is required, a variation of 47.94 feet (95.88%) [Section 17.30.050 – Front and 
Corner Yard Setbacks] [Note: The residence currently provides a front yard setback of 3.63].

A mailed notice was sent to property owners within 250 feet of the Subject Property in compliance with 
the Zoning Ordinance.  The hearing was properly noticed in the Winnetka Talk on October 26, 2023.  As 
of the date of this memo, staff has not received any written comment from the public regarding this 
application.  

The Village Council has final jurisdiction on this request as only the Council has the authority to grant a 
variation to reduce a front yard setback for a principal building by more than 50% of the required 
setback.  

PROPERTY DESCRIPTION

The Subject Property, which is approximately 0.64 acres in size, is located on the north side of Park 
Avenue, between Maple Street and Prospect Avenue, and contains an existing two-story residence with 
an attached garage (see Figure 1).  The property is not a rectangular shape.  It is irregularly shaped with 
a curvilinear front lot line, while also forming a point at the rear.  Additionally, the topography of the 
Subject Property is not flat.  The elevation of the grade (ground level) increases dramatically and quickly 
on the north and west sides of the existing residence as illustrated by the close proximity of the contour 
lines on the GIS map provided in Figure 3.  The change in the grade elevation from the rear of the home 
to the westerly property line is approximately 15 ft, and at its steepest is approximately an 18 degree 
(32%) slope.

The property is zoned R-2 Single Family Residential, and it is surrounded by the same (see Figure 2).  The 
Comprehensive Plan designates the Subject Property as appropriate for single family residential 
development.  The zoning of the property is consistent with the Comprehensive Plan.
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The existing lot is a legally nonconforming lot that is 125 feet in depth, while the minimum required lot 
depth for a lot in the R-2 District is 200 feet.  

Figure 1 – Aerial Map

Figure 2 – Zoning Map

Figure 3 – GIS Contour Map

Park Avenue

Maple Street 

Prospect Avenue

Subject 
Property

Sheridan Park
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PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The original date of construction of the residence is not able to be determined from Village records.  In 
1945 a building permit was issued to alter the interior of the residence.  The following subsequent building 
permits were issued in:

1. 1948 to construct a screened porch;

2. 1948 to construct a two-story garage and bedroom addition to the residence;

3. 1956 to construct a one-story garage and family room addition to the residence;

4. 1966 to remodel the interior of the residence;

5. 1967 to construct an addition and make alterations to the residence;

6. 1979 to remodel the mudroom;

7. 1981 to make alterations to the residence; and

8. 1987 to remodel the kitchen.  

Other minor permits have also been issued over the last several years.  The Applicant acquired the 
property in March 2023.  There are four previous zoning cases on file for the Subject Property:

1. In July 1948, ZBA Case No. 735 was approved by the ZBA granting a variation to provide less than 
the minimum required front yard setback of 50 feet to allow an attached garage addition with 
living space above; and

2. In November 1956, ZBA Case No. 830 was approved by the ZBA granting a variation to provide 
less than the minimum required front yard setback of 50 feet to allow an addition to the existing 
residence;

3. In April 1967, ZBA Case No. 968 was approved by the ZBA granting a variation to provide less than 
the minimum required front yard setback of 50 feet to allow an addition above an existing 
attached garage as well as an addition to the existing garage; and

4. In September 1990, ZBA Case No. 1474 was approved by the ZBA granting a variation to provide 
less than the minimum required front yard setback of 50 feet to allow a garage addition on the 
west side of the existing residence.  This addition was never constructed.

In August of this year, the Applicant submitted a building permit application to construct the proposed 
improvements.  After receiving staff review comments, the Applicant submitted the variation application 
that is currently before the Board.

Figures 4 and 5 on the following page are current photos of the site.
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Figure 4 – Subject Property (Front/East Elevation – Park Avenue)

Figure 5 – Subject Property (Front/South Elevation – Park Avenue)
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PROPOSED PLAN

The variation is being requested in order to construct additions on the second floor and attic floor of the 
existing residence.  The proposed addition on the second floor would consist of expansion of an existing 
bedroom as well as expansion of the primary suite.  A new deck is also proposed off of the primary suite, 
with steps down to the exterior of the first floor below.  The majority of the proposed deck would be 
located above an existing one-story sunroom on the first floor level.  The proposed addition on the attic 
floor level would consist of two bedrooms, two bathrooms, and a balcony off of a recreation room.  The 
proposed improvements within the required front yard setback are: 1) expansion of the primary suite; 2) 
a new deck; 3) a new bedroom and bathroom on the attic floor level.  With the exception of the front yard 
setback, the proposed improvements comply with the zoning regulations.

Excerpts of the proposed site plan, floor plans, and proposed building elevations are provided below and 
on the following pages as Figures 6 through 12.  The complete set of plans are provided in the application 
materials (Attachment C).  

 

Figure 6 –Proposed Site Plan

Proposed 
Improvements within 

Front Yard Setback  

Red Line Represents 
Buildable Area 

(required setbacks)

Shaded Area 
Represents Location 
of Attic Remodeling 

& Addition 
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Figure 7 – Proposed Second Floor Plan
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Figure 8 – Proposed Attic Floor Plan

Figure 9 – Proposed Front (South) Elevation
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Figure 10 –Proposed Front (East) Elevation 

Figure 11 – Proposed North Side Elevation

Figure 12 – Proposed West Side Elevation
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Given the ZBA often receives questions regarding the stormwater regulations applicable to a specific 
request being considered by the ZBA, attached is a Stormwater Matrix (Attachment B).  Based on the 
proposed plan it appears additional stormwater detention would not be required.  However, a final 
determination will be made by Village Engineering staff upon submittal of the permits necessary for the 
proposed improvements, which are required to comply with the Village stormwater regulations.  Figure 
13 below represents the Subject Property’s proximity to the floodplain; the cyan represents the 100-year 
flood area.

Figure 13 – GIS Floodplain Map

REQUESTED ZONING RELIEF 

The attached Zoning Matrix highlights the existing lot and the proposed improvements’ compliance with 
the R-2 zoning district (Attachment A).  One variation is being requested to allow the proposed deck and 
stairs to provide a front yard setback of 2.06 feet from the easterly property line along Park Avenue, 
whereas a minimum of 50 feet is required, a variation of 47.94 feet (95.88%).  The existing residence is 
legally nonconforming with respect to the front yard setback as it currently provides a front yard setback 
of 3.63 feet, encroaching the minimum required setback of 50 feet by 46.37 feet.  Also, as you will note 
on the Site Plan (Figure 6), a significant portion of the existing residence is located within the required 
front yard setback.

FINDINGS

Section 17.60.040 of the Zoning Ordinance lists eight variation standards that the Board must find a 
variation application meets. The Applicant has supplied as part of their application materials a narrative 
addressing how this proposal meets these standards.    

Does the ZBA find that the requested variation meets the standards for granting such variation; and if so, 
is the ZBA prepared to make a recommendation to the Village Council regarding the requested relief? If 
so, a ZBA member may wish to make a motion recommending approval or recommending denial based 
upon the following:

Move to recommend approval [denial] of the following variation granting:

Subject 
Property
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1. Front Yard Setback of 2.06 feet from the easterly property line along Park Avenue, whereas a 
minimum of 50 feet is required, a variation of 47.94 feet (95.88%) [Section 17.30.050 – Front and 
Corner Yard Setbacks].

The Zoning Board of Appeals finds, based on evidence in the record or a public document, that the 
variation requested is in harmony [not in harmony] with the general purpose and intent of the 
Zoning Ordinance and that each of the following eight standards on which evidence is required 
pursuant to Section 17.60.050 of this Code have been met [have not been met] in connection 
with this variation application [subject to the following conditions…]

The eight standards to consider when granting a variation are as follows:  

1. The property in question cannot yield a reasonable return if permitted to be used only 
under the conditions allowed by regulations in that zone.

2. The plight of the owner is due to unique circumstances.  Such circumstances must be 
associated with the characteristics of the property in question, rather than being related 
to the occupants.

3. The variation, if granted, will not alter the essential character of the locality.

4. An adequate supply of light and air to the adjacent property will not be impaired.

5. The hazard from fire and other damages to the property will not be increased.

6. The taxable value of the land and buildings throughout the Village will not diminish.

7. The congestion in the public street will not increase.

8. The public health, safety, comfort, morals, and welfare of the inhabitants of the Village 
will not otherwise be impaired.

ATTACHMENTS

Attachment A:  Zoning Matrix
Attachment B:  Stormwater Matrix
Attachment C:  Application Materials
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ZONING MATRIX

ADDRESS:  717 Park Avenue
CASE NO:  23-21-V2
ZONING:  R-2

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 200 FT 125 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Park/East)

Min. Side Yard (North) 12 FT 21.55 FT 21.55 FT

Min. Total Side Yards 66.4 FT 67.55 FT 67.55 FT

NOTES: (1) Based on lot area of 27,668 s.f.
(2) Variation amount is the difference between proposed and requirement.

100 FT 221.34 FT N/A

6,917 SF (1) 4,012.86 SF 4,012.86 SF

N/A

0 SF OK

ZONING CODE COMPLIANCE (2)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

OKN/A

N/A EXISTING NONCONFORMING

ITEM

Min. Lot Size 24,000 SF  27,668 SF N/A

PROPOSED

OK

0 FT OK

OK8,178.64 SF (1) 6,642.02 SF 7,117.48 SF 475.46 SF

OK

47.94 FT (95.88%) VARIATION50 FT 3.63 FT 2.06 FT -1.57 FT

13,834 SF (1) 7,447.86 SF 7,673.86 SF 226 SF

0 FT

ATTACHMENT A
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Stormwater Volume Requirements for Development Sites

G:\CommDev\40 - Boards and Commissions\Petition Folder\2023\2023-21-V2 - 717 Park - Addition\ZBA 2023-
11-13\Attachments\Prep\Attachment B - Stormwater Matrix.docx

In addition to meeting the following storm water volume detention requirements, development sites must 
meet all other Village storm water management requirements such as drainage and grading, storm water 
release rates, storage system design requirements, etc.  An exception is for lots along the lakefront that 
directly discharge into Lake Michigan; those lots are not required to provide stormwater volume detention on-
site.  They are required to meet all other Village stormwater system design requirements.   

Storm Water Detention Volume 
Requirements 

Applicable Requirement 

A. New Home Construction -
Previously Developed Lot

The amount of additional required storm 
water detention volume is based upon 
the difference between maximum 
impermeable lot coverage, per Zoning 
Code, and existing lot coverage, using the 
run-off coefficient for a 100-year storm 
event for both. 

B. New Home Construction -
Previously Undeveloped Site

The amount of required storm water 
detention volume is based upon the 
maximum impermeable lot coverage, 
using the run-off coefficient for 100-year 
storm event. 

C. Redevelopment of Site for
Different Use
(e.g. single family to multi-
family, or commercial)

The amount of required storm water 
detention volume is based upon the 
maximum impermeable lot coverage, 
using the run-off coefficient for 100-year 
storm event. 

D. Improvements to Existing
Home and/or Lot, causing an
increase in impermeable lot
coverage greater or equal to
25%.

The amount of additional required storm 
water detention volume is based upon 
the difference between the proposed 
and existing impermeable lot coverage, 
using the run-off coefficient for 100 year 
storm event.  (Note: If the increase in 
impermeable lot coverage is less than 
25%, additional storm water detention 
volume is not required.) 

Applies to 717 Park Avenue 
Based upon preliminary review 

of information to date, it 
appears that 717 Park Avenue 

would not have to provide 
additional storm water 

detention volume.  However, a 
final determination will not 

occur until engineering plans 
are submitted with a building 

permit application. 

E. Improvements to existing
lots, who currently exceed
maximum impermeable lot
coverage (e.g., School sites,
single family and multi-
family sites)

The amount of additional required storm 
water detention volume is based upon: 

a) The amount of the impermeable
lot coverage (ILC) currently in
excess of the maximum
permitted amount of ILC allowed

ATTACHMENT B
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Stormwater Volume Requirements for Development Sites

G:\CommDev\40 - Boards and Commissions\Petition Folder\2023\2023-21-V2 - 717 Park - Addition\ZBA 2023-
11-13\Attachments\Prep\Attachment B - Stormwater Matrix.docx

by zoning that will be removed 
and replaced, and/or 

b) The amount of ILC in addition to 
what currently exists on the lot. 

The amount of required detention value 
is then determined using the run-off 
coefficient for 100-year storm event. 
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717 Park Ave, Winnetka, Illinois 60093 

Reasons For Granting of Zoning Variations 

1) When the house changed hands in March, neither air conditioner systems that service all of the 
bedrooms in the house were working. This was not disclosed by the seller; in fact, inaccurate 
information was provided. Specifically that the window A/C unit was superfluous. Also. at that time, 
the buyers withheld the survey of the house until after the sale closed, so the non-conformity was 
hidden. If I had been aware of either of these conditions, I would not have purchased the house for 
the amount I paid. Therefore, YES, it would not yield a reasonable return on my investment. This 
renovation would ratify both situations.  

2) The renovation we are proposing includes an expansion of the existing attic/utility room. The Air 
Conditioning Air handlers are housed in the current attic above the 2nd Floor and those handlers are 
currently not functioning. Technicians that have provided estimates for their replacement have 
included in their estimate a proposed architectural changes to the access and size of those 2 attics. 
They are confident that these renovations as we are proposing will correct that issue. That current 
attic is not easily accessible and must be altered to move in the new components for both of the Air 
Conditioning units that service the 2nd floor, therefore all of the bedrooms. 
     The topology of the lot doesn’t lend itself to putting in an addition anywhere else on this site. The 
majority of the project will not impact the current non-conforming part of the house. The only 
modifications we are asking for would change the slope of the roof, but not modify the existing roof-
line in the existing non-conforming area. The other external change would be a balcony and exterior 
staircase to that balcony. The balcony that is being added in that area is within the current roofline 
of the 1st floor of the existing non-conformance and the stairway down, which would also serve as a 
fire escape for the primary bedroom. 

3) The current layout of the house is irregular and that will not change with this variation. All of the 
houses adjacent to mine are currently are larger than mine will be after the renovation. The 
variation will not alter the essential character of the neighborhood or of my house.  

4) The supply of light will not be diminished for any of the adjacent homes. My home already has a 3rd 
floor, we are simply adding better access to that floor as well as increasing the number of 
bathrooms by 2, adding storage and a more accessible utility room and one additional bedroom. The 
house being constructed behind me is on a hill above me. So their house’s daylight will continue to 
be over the top of my house. 

5) This renovation will definitely reduce a hazard. The currently wood shingle roof will be replaced with 
a non-flammable material. The current roof is extremely flammable due to its age, it is also in 
desperate need of repair. 

6) The taxation of the house will increase due to the renovation I am planning.  
7) There will be no impact on traffic, as the modification are to simply increase the living space, but the 

house will remain a single family home. The house is also located on a dead end street, which 
further diminishes any impact on traffic. 

8) The public health, safety, comfort, morals and welfare of the inhabitants of the village will not be 
impaired at all by this project. 
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BASIS OF BEARING:

________
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STATE OF ILLINOIS
COUNTY OF DUPAGE

I, THE UNDERSIGNED, AN ILLINOIS PROFESSIONAL LAND SURVEYOR, DO HEREBY
CERTIFY THAT "THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT
ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY," AND THAT THE PLAT
HEREON DRAWN IS A CORRECT REPRESENTATION OF SAID SURVEY.

DATED, THIS_______DAY OF____________, A.D., 2021,
AT LISLE, ILLINOIS. ADDRESS COMMONLY KNOWN AS ____________________________________

 ____________________________________

FIELDWORK DATE (CREW)_________________________________________

CLIENT _______________________________________________________

DRAWN BY:_______ REVISED:__________

LEGEND

18TH MAY

717 PARK AVENUE
WINNETKA, ILLINOIS

KATHERINE O'MALLEY. ATTORNEY AT LAW

21-05-0195
05/15/2021 (DS/DJ/WM)
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ANY DISCREPANCIES TO SURVEYOR AT ONCE.
4. NO DIMENSIONS SHALL BE ASSUMED BY SCALING.
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ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 035-3253
LICENSE EXPIRATION DATE NOVEMBER 30, 2022
ILLINOIS BUSINESS REGISTRATION NO. 184-001245

= CHAIN LINK FENCE

= EASEMENT LINE
= SETBACK LINE
= INTERIOR LOT LINE

A = ASSUMED
C = CALCULATED
CH = CHORD
CL = CENTERLINE
D = DEED
E = EAST
F.I.P. = FOUND IRON PIPE
F.I.R. = FOUND IRON ROD
FT. = FEET/FOOT
L = ARC LENGTH
M = MEASURED
N = NORTH
NE = NORTHEAST

NW = NORTHWEST
P.O.B. = POINT OF BEGINNING
P.O.C. = POINT OF COMMENCEMENT
R = RECORD
RAD = RADIUS
R.O.W. = RIGHT OF WAY
S = SOUTH
S.I.P.= SET IRON PIPE
S.I.R.= SET IRON ROD
SE = SOUTHEAST
SW = SOUTHWEST
W = WEST

= WOOD FENCE
= METAL FENCE
= VINYL FENCE

AREA OF SURVEY:

"CONTAINING _________ SQ. FT. OR _______ ACRES MORE OR LESS"27,668 0.64

BUILDING DETAIL

SCALE 1" = 20'
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COMMUNITY DEVELOPMENT DEPARTMENT

Page 1

MEMORANDUM 
VILLAGE OF WINNETKA 

TO: ZONING BOARD OF APPEALS

FROM: ANN KLAASSEN, ASSISTANT DIRECTOR

DATE: NOVEMBER 9, 2023

SUBJECT: 808 OAK STREET – NEW MULTIFAMILY RESIDENTIAL BUILDING
TEXT AMENDMENT, SPECIAL USE PERMITS, AND VARIATION 
(CASE NO. 23-13-TX) 

INTRODUCTION

On November 13, 2023, the Zoning Board of Appeals (ZBA) is scheduled to hold a public hearing on an 
application submitted by 808 Oak Street, LLC (the “Applicant”), as the prospective buyer of the property 
located at 808 Oak Street (the “Subject Property”).  The Applicant proposes construction of a new four-
story multifamily building with ground floor parking and three condominium units above on the Subject 
Property.  The Subject Property is owned by Bartnell Ltd., who has authorized the Applicant to submit 
applications requesting approval of the following relief:

1. Approval of a Text Amendment to the Zoning Ordinance to allow residential uses in the C-2 
General Retail Commercial Zoning District (the “C-2 District”), on the ground floor that are less 
than 50 feet from the front street line, as a special use;

2. Approval of the following Special Use Permits to allow:
a. A residential use in the C-2 District, on the ground floor and less than 50 feet from the 

front street line; and
b. Off-street parking at street level on the Subject Property; and

3. Approval of a zoning variation to allow a front yard setback of 30.33 feet, whereas the maximum 
front yard setback shall be no more than 3 feet, a variation of 27.33 feet (911%) [Section 17.46.030 
Lot area and density].

The Applicant has also submitted an application for a Certificate of Appropriateness for the design of the 
proposed building.  The Design Review Board (DRB) first considered the request on September 21, 2023 
and continued the application until October 16, 2023.  At the October DRB meeting, by a vote of 4-0, the 
DRB recommended approval of the design of the proposed building.  Details regarding the DRB’s 
consideration are provided later in this report. 

A sign has been posted on the Subject Property indicating the time and date of the ZBA public hearing.  A 
mail notice was sent to property owners within 250 feet of the Subject Property, in compliance with the 
Zoning Ordinance.  Additionally, the hearing was properly noticed in the Winnetka Talk on October 26, 
2023.  As of the date of this memo, staff has received ten (10) written comments from the public regarding 
this application.  The comments are provided in Attachment C.
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On August 1, 2023, the Village Council considered a request by the Applicant to amend the Zoning 
Ordinance to allow, in the C-2 General Retail Commercial Zoning District, residential uses on the ground 
floor that are less than 50 feet from the front street line.  In essence, the text amendment would allow a 
purely residential building within the C-2 District. Upon receipt of a request to amend the text of the 
Zoning Ordinance the Village Council designates a body to conduct a public hearing and to provide a 
recommendation to the Council.  At the meeting in August, the Council was receptive to the text 
amendment and the proposed plan presented by the Applicant and designated the Plan Commission and 
Zoning Board of Appeals to hold the public hearing on the text amendment.  The Plan Commission is 
scheduled to consider the text amendment and special use permits on November 29, 2023.   

The Village Council has final jurisdiction on this request.

PROPERTY DESCRIPTION

The Subject Property, which is approximately 0.14 acres in size, is located on the south side of Oak Street, 
between Chestnut Street and Green Bay Road/Linden Street and is currently vacant (see Figures 1 and 3).  
It is worth noting that the Subject Property is only 33.5 feet in width and has ingress/egress easements 
which provide vehicular access to Chestnut Street (see Figure 2).  Because the lot area is less than 10,000 
square feet, redevelopment of the Subject Property does not require approval of a planned development, 
nor may the Applicant request planned development approval.  

Figure 1 – Subject Property
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Figure 2 – Private Alley Accessing 800, 808 and 812 Oak Street

Figure 3 – GIS Aerial Map

Chestnut 
Street

Subject 
Property

Oak 
Street

Linden 
Street
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Figure 4 – Subject Property with Neighboring Properties

The property is zoned C-2 General Retail Commercial, and it is bordered by C-2 General Retail Commercial 
(the “C-2 District”) to the north, east, and west, and B-1 Multifamily Residential to the south.  As shown 
in Figure 5, it is not located within the Commercial Overlay District.  

Figure 5 – Zoning Map

Subject 
Property

Subject 
Property
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The Comprehensive Plan designates the Subject Property as appropriate for commercial and mixed-use 
land uses as shown below in Figure 6.  The Subject Property is located in a commercial area with mixed-
use buildings that contain offices on the ground floor and residences above, restaurants, and other 
commercial uses in the immediate vicinity.  The Land Use Plan Map designates the properties to the 
north, east and west as appropriate for “commercial and mixed-uses” and the properties to the south, 
as appropriate for “single family residential uses”.  

   
Figure 6 – Comprehensive Plan Land Use Map

In addition to the Comprehensive Plan Future Land Use Map, the Winnetka Futures 2040 Plan contains 
vision statements and goals that are relevant to the proposed application, including the following:

Quality Livable Neighborhoods Vision Statement: A community of connected neighborhoods 
with safe, pedestrian-oriented streets, tree-lined parkways, and a variety of well-maintained 
housing offerings to meet the needs of all its residents and create a unique and powerful sense 
of place.

Goal 1.2: The Village will continue to explore housing diversity and address the housing 
gap to provide a supply that supports changing demographic needs and ensures a variety 
of product types, options, and costs available to seniors, empty nesters, families, and 
young residents.

Goal 1.6: The Village will encourage multi-family unit development in and near the 
downtown commercial districts.

Vibrant Business Districts Vision Statement: A community with a strong commitment to 
supporting and enhancing its unique, walkable, mixed-use business districts, which serve both 
as the community’s commercial and social centers.

Goal 2.3: The Village will continue to encourage the highest-quality design, materials, 
and maintenance for building exteriors, landscaping, and signage in the commercial 
districts and along the Green Bay Road corridor.
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Mobility and Connectivity Vision Statement: A progressive community with forethought in 
developing safe and efficient local and regional mobility connections for all through public 
transportation, regional trails and pedestrian and bike friendly neighborhood street networks.

Goal 8.4: The Village will continue to support quality transit service and encourage 
increased ridership.

Goal 8.5: The Village will manage its parking assets to support the success of its business 
districts while balancing parking location and supply with the needs of the distinctive 
walkable and transit-oriented character that is uniquely Winnetka.

        
RECENT SUBDIVISION APPROVAL

On July 20, 2021, the Village Council adopted Resolution R-65-2021, a resolution granting a plat of 
subdivision (Bartnell’s Subdivision – 800-808-812 Oak Street).  The plat of subdivision cleaned up 
ownership lines between three property owners that owned portions of the two existing lots of record.    
See Figures 7 and 8, which compare the previous lots of record with the three new lots of record.

Figure 7 – Lot Configuration Prior to Subdivision
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Figure 8 – Lot Configuration After Subdivision

SUMMARY OF PROPOSED ZONING ORDINANCE AMENDMENT

Currently, the Village’s Zoning Ordinance does not allow a dwelling unit at the ground floor that is less 
than 50 feet from the front street line in the C-2 District (See Table 1 on the following page – “NO” means 
not allowed).  However, in the C-1 Neighborhood Commercial Zoning District, a dwelling unit at the ground 
floor that is less than 50 feet from the front street line is allowed as a special use, which requires Village 
Council approval.  As outlined in Section 17.46.010 Table of Uses in the Zoning Ordinance (see Table 1), 
dwelling units are a permitted use in all the Village’s commercial districts when located above the ground 
floor in a commercial building, including the Commercial Overlay District.  A dwelling located at the ground 
floor that is 50 feet or more from the front street line is also allowed as a special use in the commercial 
zoning districts. 
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Table 1 – Table of Uses for Commercial Zoning Districts (Section 17.46.010)

The Applicant’s proposed development does not include any commercial space at the ground level.  At 
the ground level located within 50 feet of the front street line is a lobby and driveway/parking for the 
residential units above.   In essence, the building is solely a multi-family residential building, which the C-
2 District currently does not allow.

The Applicant is requesting that residential uses be allowed as a special use in the C-2 District when such 
uses are located on the ground floor and less than 50 feet from the front street line.  Table 2 below 
represents the Applicant’s proposed amendment to the Table of Uses in Section 17.46.010 of the Zoning 
Ordinance.

Table 2 – Proposed Amendment to Section 17.46.010 Table of Uses

Section 17.44.030, Development Standards, of the Zoning Ordinance provides additional development 
standards for certain special uses.  These standards focus on automobile service stations, parking lots, 
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public parking garages, and fast-food restaurants.  The Applicant is suggesting that the following standard 
be added:  

“5.  Dwelling Units at the Ground Floor in the C-2 General Retail Commercial District.  Dwelling 
units and their accessory parking facilities shall comply with the following standards:

a. The proposed lot shall be along the south side of Oak Street between Chestnut Street 
and Green Bay Road/Linden Street.  

b. The width of the lot makes it physically impractical to provide both a commercial 
space within 50 feet from the street lot line and to provide any portion of the number 
of required parking spaces.”

The Applicant has identified a specific area within the C-2 District where it finds that a purely multi-family 
building may be appropriate.  The area is on the southern edge of the Elm Street Business District.  On this 
block face, mixed use buildings with commercial space on the ground floor are located on both sides of 
the Subject Property, and the AT&T building is located on the far east end of the block face.   On the 
following maps, the gray areas without the red cross hatch are areas in the community that are zoned C-
2 General Retail Commercial but are not located in the Commercial Overlay District.  When considering 
the Applicant’s request, the ZBA may also wish to consider C-2 District areas that others may make a 
similar text amendment request.  That is a C-2 zoned property that is not also located in the Commercial 
Overlay District, and which is located on the periphery of a business district and has a narrow lot width.

Figure 9 – C-2 General Retail Commercial District
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PROPOSED PLAN

If the Applicant’s proposed text amendment is approved, it intends to acquire the Subject Property and 
construct a four-story residential condominium building with three single-floor units.  Each unit would 
contain three bedrooms and measure approximately 3,767 square feet.  The ground floor would consist 
of six (6) enclosed parking spaces, a residential lobby, elevator, two staircases, and a trash enclosure.  The 
second, third, and fourth floors would each have one residential unit.  

The enclosed parking would be accessed from Oak Street, utilizing an existing curb-cut.  Vehicular traffic 
would be one-way, with vehicles entering from Oak Street and exiting the building via private alley and 
ingress/egress easements onto Chestnut Street.  The entry into the parking garage would be recessed 
approximately 30 feet from the front lot line in order to: (i) minimize the visual impact of a garage door 
facing the street; (ii) allow passage of light and air to the neighboring building to the west; and (iii)  allow 
vehicles to pull off of Oak Street and wait for the garage door to open while on-site rather than in the 
street or on the public sidewalk.  It is worth noting that at least two on-street parking spaces, on the south 
side of Oak Street, would be eliminated to provide access to the site.       

Excerpts of the proposed site plan, floor plans, and building elevations, as well as renderings, of the 
proposed building are provided on the following pages as Figures 10 through 19.  The complete set of 
plans are provided in the application materials (Attachment B).  The Applicant has also provided 
photographs of neighboring properties taken from Oak Street as well as from the private alley located 
behind the Subject Property and the two adjacent properties.  These photographs are also included in 
Attachment B.

Figure 10 – Site Plan

Figure 11 – Ground Floor Plan
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Figure 12 – Second Floor Plan

Figure 13 – Third and Fourth Floor Plan

Figure 14 – Front Building Elevation – Oak Street

Page 126 of 205



Page 12

Figure 15 – Rear Building Elevation – Private Alley 

Figure 16 – Rendering of Front Elevation (Oak Street)
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The exterior wall finish of the proposed building would consist of board formed concrete.  The front 
elevation would also have a decorative pre-finished aluminum screen wall consisting of vertical louvers in 
Bone White.  The railings on the balconies would be in the same material, color and vertical pattern.  The 
screen wall would be located on the front property line, with the ground floor level setback 3 feet from 
the screen wall to allow for a landscape bed between the screen wall and the front wall of the residential 
lobby.  The upper stories are then setback 13 feet from the front of the building with the garage door 
setback 30 feet.

As described in the attached written explanation from the architect, the west elevation would have an 
interior courtyard on the upper floor levels.  The ground floor level would extend to the west property 
line, while the second floor would have a green roof measuring approximately 12 feet by 76.5 feet in the 
general center of the west elevation that would be open to the floors above.  There would be two pre-
finished aluminum screen walls in the courtyard that would extend approximately 5 feet from the interior 
wall and extend the full height of the building.  The interior courtyard and screen walls are identified in 
Figures 17 and 18.  A green roof is also proposed on the second-floor level at the front elevation; this 
feature is illustrated in the rendering included as Figure 16.  The Applicant has provided landscape plans, 
an excerpt of which is provided in Figure 20.  Plantings on the green roof would include, but not be limited 
to, a single-stem flowering crab apple, boxwoods, heuchera ‘green spice’ and ‘palace purple’, and liriope.  
The building would be setback more than 20 feet from the rear property line, allowing for a landscaped 
area as required by the Zoning Ordinance.

Figure 17 – Rendering of West Elevation
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Figure 18 – Rendering of Interior Courtyard (looking north)

Figure 19 – Rendering of Rear Elevation
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Figure 20 – Landscape Plans

The air conditioning compressors would be located on the roof, towards the rear of building.  The 
Applicant has not indicated any screening of these compressors.  The plans identify the refuse and 
recycling containers to be located within the parking garage, at the rear of the building.

Development of the Subject Property will require the provision of stormwater detention at a volume to 
accommodate a 100-year storm event assuming 100% impermeable lot coverage, which is allowed under 
the zoning.  The Applicant is working with an engineering firm to address stormwater management and 
has provided a letter explaining their approach, which currently includes a detention system below the 
garage floor.  The letter from the Applicant’s engineer is also included in Attachment B.  Director of 
Engineering, James Bernahl, has reviewed their initial approach and has provided the Applicant 
comments.  The Applicant will be required to submit engineering plans when a building permit application 
is submitted to verify compliance with the Village stormwater regulations.   

REQUESTED ZONING RELIEF 

The attached zoning matrix highlights the proposed development’s compliance with the C-2 zoning 
district (Attachment A).  One zoning variation for the front yard setback and two special use permits are 
being requested to allow the development on the Subject Property.  Please note, the gross floor area and 
lot coverage limitations that apply to properties located in the residential zoning districts do not apply to 
properties located in the commercial zoning districts.  Rather, the density regulations that apply to 
commercial properties are limited to setbacks and building height limitations.

Front Yard Setback.  The maximum front yard setback shall be no more than three (3) feet; the Applicant 
proposes the building to be setback 30’-4” (30.33 feet) along a portion of the Oak Street property line to 
accommodate the recessed garage entry.

The purpose of a maximum front yard setback in the commercial districts is to create a more consistent 
storefront wall as one walks along the street level of a commercial district.   Having buildings setback too 
far from the pedestrian sidewalk breaks up this continuity.  However, there may be instances where 
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varying from this requirement may not have a negative impact given the design of the development in 
the context of the neighborhood and other uses in the immediate vicinity.

Special Use – Location of Off-Street Parking.  In order to encourage below-grade parking, the Zoning 
Ordinance requires off-street parking located at street-level to receive approval of a special use permit.  
As previously noted, the proposed parking would be provided on the ground floor level within the interior 
of the building accessed from a one-way driveway off of Oak Street.

For reference, the proposed residential units on the second, third, and fourth floors would all have three 
bedrooms.  The Zoning Ordinance requires a minimum of two (2) parking spaces per three-bedroom unit.  
Therefore, the proposed development requires six (6) off-street parking spaces for the residential units.    
As proposed, the garage would provide six (6) at-grade parking spaces, in compliance with the zoning 
regulation.

Special Use – Residential Uses in the C-2 General Retail Commercial District.  As previously noted, the 
Applicant has requested a text amendment to the Zoning Ordinance to allow residential uses in the C-2 
District on the ground floor that are less than 50 feet from the front street line, as a special use.  The 
Subject Property is located on the fringe of the C-2 District, with mixed-use, multi-family and single-family 
residential uses in the immediate vicinity.  The Applicant’s proposed development does not include any 
commercial space on the ground level.  Rather, the proposed plan includes a lobby and driveway/parking 
for the residential units above, within 50 feet of the front street line.

Currently, residential uses are allowed by right in the C-2 District when located above the ground floor in 
a commercial building and as a special use when located on the ground floor but 50 feet or more from 
the front street line.  

CONSIDERATION BY OTHER ADVISORY BOARD/COMMISSIONS

The Design Review Board (DRB) considered a Certificate of Appropriateness for the proposed building on 
September 21, 2023.  In addition to hearing from staff and the applicant, the DRB also heard from seven (7) 
members of the public, consisting of the property manager for both the 800 Oak and 812 Oak buildings 
located immediately east and west of the proposed development, as well as unit owners of the 812 Oak 
condominium project located to the west.  Representatives of the 800 Oak building expressed concerns 
regarding: (a) the impact the development will have on the two window bays on the west side of the 800 
Oak building; (b) the vents on the west wall of the 800 Oak building that may also be impacted; and (c) 
location of parking at grade rather than subsurface.  The 812 Oak unit owners expressed concerns 
regarding: (a) impact of development on the trees in their courtyard; (b) the height of the first floor wall 
in relation to their courtyard; (c) the design being contextual with the adjacent buildings and the Village 
in general; and (d) pedestrian safety with vehicles accessing the site off of Oak Street.  

After hearing from the public and the Applicant, the DRB discussed the proposed building.  Though DRB 
members found the building design more contemporary in nature, the members found the proposed 
design to be attractive and compatible with buildings in the area with one exception.   The DRB members 
found the vertical slats at the street level incompatible with the desire to have a pedestrian-focused 
building orientation at the street level.  They found that the street level treatment could be more 
compatible with the storefronts in the commercial district.  At the Applicant’s request, the DRB continued 
the item to the October DRB meeting to provide the Applicant with time to respond to the Board’s 
comments.  
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In response to the comments at the September DRB meeting, the Applicant submitted a written 
explanation describing the design approach, along with updated renderings reflecting the vertical slats 
were spaced further apart than illustrated in the previous renderings.  The Applicant’s architectural plans 
do not provide the dimensions of the individual slats nor the spacing between the slats.  Additionally, the 
Applicant provided precedent images of similar façade treatments with a variety of slat sizes and spacing 
between the slats.  The renderings included in this report are the updated renderings that were also 
provided to the DRB for its second consideration of the design in October.  

After hearing from staff and the Applicant regarding the revised renderings and the design approach 
explaining the vertical slats, the DRB heard from five (5) members of the public, consisting of the property 
manager for both the 800 Oak and 812 Oak buildings, residents of the 812 Oak building, and a resident in 
the immediate neighborhood.  The members of the public all expressed concern that that proposed 
building is not consistent with the Village Design Guidelines.  After hearing from the public, the DRB 
discussed the project.  The members found the updated renderings very helpful to understand the 
visibility that would be provided on the front elevation even with the vertical slats.  Ultimately, by a vote 
of 4-0, the DRB recommended approval.  

The Plan Commission is scheduled to consider the text amendment and special use permits on November 
29, 2023.

FINDINGS

In regard to the requested text amendment, the Applicant is requesting that residential uses be allowed 
as a special use in the C-2 District when such uses are located on the ground floor and less than 50 feet 
from the front street line.  The Applicant is also suggesting that the following standard be added to Section 
17.44.030, Development Standards, of the Zoning Ordinance, which provides additional development 
standards for certain special uses:  

“5.  Dwelling Units at the Ground Floor in the C-2 General Retail Commercial District.  Dwelling 
units and their accessory parking facilities shall comply with the following standards:

a. The proposed lot shall be along the south side of Oak Street between Chestnut Street 
and Green Bay Road/Linden Street.  

b. The width of the lot makes it physically impractical to provide both a commercial 
space within 50 feet from the street lot line and to provide any portion of the number 
of required parking spaces.”

Does the ZBA find the requested text amendment appropriate?  If so, should the use be strictly limited to 
the specific area in the C-2 District as described above, and only on lots with a lot width that makes it 
physically impractical to provide a commercial space and to provide any portion of the number of required 
parking spaces?

Also, in the attached application materials submitted by the Applicant, the Applicant has provided 
statements of justification regarding how the requested Special Use Permits and variation meet the 
standards for granting the requested Special Use Permits and zoning variation.  Does the ZBA find that the 
requested Special Use Permits and variation meet the standards for granting such special uses and 
variation; and if so, is the ZBA prepared to make a recommendation to the Village Council regarding the 
requested text amendment, special uses, and zoning variation?  If so, a ZBA member may wish to make a 
motion recommending approval or recommending denial based upon the following:

Move to recommend approval [denial] of the following requested zoning relief:
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(i) Text Amendment to the Zoning Ordinance to allow residential uses in the C-2 General 
Retail Commercial Zoning District, on the ground floor that are less than 50 feet from 
the front street line, as a special use, subject to the use complying with the following 
additional development standards, which would be added to Section 17.44.030, 
Development Standards:  

“5.  Dwelling Units at the Ground Floor in the C-2 General Retail Commercial 
District.  Dwelling units and their accessory parking facilities shall comply with the 
following standards:

a. The proposed lot shall be along the south side of Oak Street between 
Chestnut Street and Green Bay Road/Linden Street.  

b. The width of the lot makes it physically impractical to provide both a 
commercial space within 50 feet from the street lot line and to provide 
any portion of the number of required parking spaces.”

(ii) Special Use Permit to allow a residential use in the C-2 District, on the ground floor 
and less than 50 feet from the front street line; 

(iii) Special Use Permit to allow off-street parking at street level; and 

(iv) Zoning variation for the front yard setback to allow construction of a four-story, three-
unit multifamily residential building on the Subject Property,

This recommendation is based on evidence in the record, or a public document, and upon the 
following findings of fact: 

1. The proposed four-story, three-unit, multifamily residential building with enclosed off-street 
parking at street level, but without any commercial space, is consistent [not consistent] with 
the standards for the granting of Special Use Permits, as follows:

a. That the establishment, maintenance and operation of the special use will not be 
detrimental to or endanger the public health, safety, comfort, morals or general 
welfare;

b. That the special use will not be substantially injurious to the use and enjoyment of 
other property in the immediate vicinity which are permitted by right in the district 
or districts of concern, nor substantially diminish or impair property values in the 
immediate vicinity;

c. That the establishment of the special use will not impede the normal and orderly 
development or improvement of other property in the immediate vicinity for uses 
permitted by right in the district or districts of concern;

d. That adequate measures have been or will be taken to provide ingress and egress 
in a manner which minimizes pedestrian and vehicular traffic congestion in the 
public ways;

e. That adequate parking, utilities, access roads, drainage and other facilities 
necessary to the operation of the special use exist or are to be provided; and

f. That the special use in all other respects conforms to the applicable regulations of 
this and other Village ordinances and codes.

2. The requested zoning variation to allow:
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a. Front Yard Setback of 30.33 feet, whereas a maximum of 3 feet is permitted, a 
variation of 27.33 feet (911%) [Section 17.46.030 – Lot area and density].

is in harmony [not in harmony] with the general purpose and intent of the Zoning 
Ordinance and that each of the following eight standards on which evidence is required 
pursuant to Section 17.60.050 of this Code have been met [have not been met]: 

1. The property in question cannot yield a reasonable return if permitted to be used 
only under the conditions allowed by regulations in that zone.

2. The plight of the owner is due to unique circumstances.  Such circumstances must 
be associated with the characteristics of the property in question, rather than 
being related to the occupants.

3. The variation, if granted, will not alter the essential character of the locality.

4. An adequate supply of light and air to the adjacent property will not be impaired.

5. The hazard from fire and other damages to the property will not be increased.

6. The taxable value of the land and buildings throughout the Village will not 
diminish.

7. The congestion in the public street will not increase.

8. The public health, safety, comfort, morals, and welfare of the inhabitants of the 
Village will not otherwise be impaired.

[The special uses for the proposed four-story, three-unit multifamily residential building with 
enclosed off-street parking at street level, but without any commercial space, and the requested 
variation should only be approved subject to the following conditions…]

ATTACHMENTS

Attachment A:  Zoning Matrix
Attachment B:  Application Materials
Attachment C:  Public Correspondence
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ZONING MATRIX

ADDRESS:  808 Oak Street
CASE NO:  23-13-TX
ZONING:  C-2

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 187.05 FT

Min./Max. Front Yard (Oak/North)

Min. Side Yard (2) 0 FT 0 FT

Min. Rear Yard (South)

Off-Street Parking

Max. Building Height 45 FT/4-Stories 44.29 FT/4-Stories

NOTES: (1) Variation amount is the difference between proposed and requirement.
(2) A side yard is not required, but where a side yard is provided, it must be a minimum of 3 feet.
(3) A minimum of 2 parking spaces per three-bedroom unit is required.  The proposed development

requires 6 off-street parking spaces for the residential units.

N/A

N/AN/A

N/A OK

N/A 33.5 FT N/A

N/AN/A

ZONING CODE COMPLIANCE 
(1)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

OKN/A

ITEM

Min. Lot Size N/A  6,267 SF N/A

PROPOSED

OK

OK

OK

0 FT/3 FT N/A 30.33 FT N/A

N/A

N/A

27.33 FEET (911%) VARIATION

20.94 FT 

6 Spaces (3) N/A 6 N/A

10 FT N/A

OK

ATTACHMENT A
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June 23, 2023 

 

Proposed Text Amendment 

  
Table of Uses C-1 Neighborhood 

Commercial 
C-2 

General 
Retail 

C-2 
Commercial 

Overlay 
P   =   Permitted uses 
SU   =   Special uses 
NO   =   Not permitted 
A.   RESIDENTIAL USES 
   Dwelling unit above the ground floor in a 
commercial building 

P P P 

   Dwelling unit at the ground floor, less than 
50 feet from front street line (See Section 
17.44.030.B.5 for additional standards for the 
C-2 District) 

SU NO SU NO 

   Dwelling unit at the ground floor, 50 feet or 
more from front street line 

SU SU SU 

        
 

Section 17.44.030   Development standards. 
   A.   General Development Standards. The development standards for all uses in the C-2 
General Retail Commercial District shall be as provided in Chapter 17.46 of this code. 
  B.   Additional Development Standards for Certain Special Uses. In addition to complying with 
all other applicable standards, the following special uses shall also be subject to the specific 
criteria set forth herein. 
               5. Dwelling Units at the Ground Floor in the C-2 General Retail Commercial 
District.     Dwelling units and their accessory parking facilities shall comply with the following 
standards: 

a.  The proposed lot shall be along the south side of Oak Street between Chestnut 
Street and Green Bay Road/Linden Street.  
b.  The width of the lot makes it physically impractical to provide both a 
commercial space within 50 feet from the street lot line and to provide any portion 
of the number of required parking spaces. 
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Reasoning for the Zoning Ordinance Text Amendment 
 
The parcel at 808 Oak Street is in the C-2 General Retail Commercial District located between 
Chestnut Street and Green Bay Road/Linden Street.  The property is 33 feet wide causing a 
hardship in order to develop a mixed-use building. The proposed project seeks to construct a new 
four-story residential condominium building with three units.  The units are proposed to be 3-
bedroom full-floor units along with their required parking of 6 total onsite spaces which would 
be provided at grade level. 
 
The case for elimination of the retail component is as follows: 

1)    The parcel is on the periphery of the C-2 Zoning district so the elimination of retail at this 
particular location would not disrupt the continuity of the block. 

2)    The parcel is nestled between two adjacent buildings each of which have a basement.  If 
parking were moved to the basement there is a concern about compromising the structure of the 
neighboring buildings to the east and west of the site. 

3)    The building parcel is 33 feet wide.  Along the 33 foot width of facade, the proposed design 
calls for a residential entry (approximately 15 feet in width) and a driveway (approximately 15 
feet in width) to access the required accessory parking for owners.  The remaining street frontage 
does not allow for retail.  In addition, it is physically impractical given the width of the lot to 
locate parking below grade or on the second level in order to accommodate commercial on the 
first floor because there is no way to turn around given the 33 foot width.   There is only one 
practical way to provide parking for the development and that is by a one way aisle at the grade 
level, thus not allowing vehicular access into and out of the rear of the site. 

4)    There may be other parcels in the Village of Winnetka where such a hardship may occur and 
where upon review by the Zoning Administrator it could be determined that it would benefit the 
village to allow the parcel to eliminate the requirement of ground floor retail from the site. 
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SPECIAL USE PERMIT STANDARDS 

Please see the responses for each of the 8 standards below in italics. 

1. That the establishment, maintenance, and operaƟon of the special use will not be detrimental to or 
endanger the public health, safety, comfort, morals, or general welfare;  

a. The special use permit requested for the property at 808 Oak Street is to allow street-level 
parking instead of below grade parking.  The proposed project design features 3 full-floor 
condominium residences.  According to the Zoning Ordinance each residence is required to have 
2 parking spaces thus requiring 6 parking spaces total on the site.  Enclosed parking on the 
ground floor is proposed because basement level parking is not feasible at this site for the 
following reasons: 

i. The site is 33.5 feet wide and 187.07 feet long.  The narrow width only allows for cars to 
enter in from one end of the site and out from the other.  The proposal shows the parking 
entry off of Oak Street and the exit to the south through the alley easement.  The 33.5’ width 
does not allow for a ramp to access a basement level or a turn around.   

ii. The narrow width of the site and the fact that the two adjacent buildings with below grade 
parking are built up to the shared east and west property lines would make constructability 
difficult and potenƟally dangerous.  In order not to negaƟvely affect these two neighboring 
buildings the design seeks to minimize basement area to a very small amount of square 
footage of the site. 

The proposed grade level parking will not be detrimental to or endanger the public health, 
safety, comfort, morals or general welfare of the area.  The parking has been designed in 
such a way to maintain vehicular traffic flow through the recessed garage door allowing cars 
to quickly turn off of the street and not wait on the street for the door to open and also not 
block the sidewalk.  The parking uses an exisƟng curb cut that will not negaƟvely impact 
pedestrian flow. 

b. Purely residenƟal building:  The configuraƟon of the Lot at 808 Oak Street consƟtutes a 
hardship due to the narrow width of the lot.  The lot is 33.5 feet wide.  The parcel is on the 
periphery of the C-2 Zoning district and the eliminaƟon of retail at this parƟcular locaƟon would 
not disrupt the conƟnuity of the block.  A mixed-use building is not pracƟcal and would not yield 
a reasonable return as the space for the funcƟons would be too Ɵght on the site to accommodate 
entries for each different funcƟon.  The parking entry requires approximately 15’ of width and 
the residenƟal entry and lobby require about 18’ of width not allowing width for retail.  A single-
story/single use retail building is not financially pracƟcal here and a mulƟ-story retail building is 
not desirable or marketable at this site. 

The lot is on the periphery of the district and the lot is configured to accommodate marketable 
residenƟal condominium units.  Therefore residenƟal makes marketable sense and fits in with the 
surrounding neighborhood. 

 The parking entry and residenƟal entry must both be on Oak Street.  2 parking spaces are 
required for each of the 3 residences totaling 6 required spaces.  The 33.5’ width does not allow a 
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turn-around for cars.  Cars must access the parking from Oak Street at the front of the property 
and exit from the alley at the rear of the site.   

 

2. That the special use will not be substanƟally injurious to the use and enjoyment of other property in 
the immediate vicinity which are permiƩed by right in the district or districts of concern, nor 
substanƟally diminish or impair property values in the immediate vicinity;  

The proposed ground floor parking would not negaƟvely impact the buildings of the immediate 
vicinity because they are enclosed on the property.  800 Oak Street to the east has a blank brick 
wall at grade level and 812 Oak is primarily opaque at the ground floor with 4 windows on the 
north side of the shared lot line that look out onto their covered walkway. 

The increased tax revenue from the three residenƟal owners and the increased density of people 
will posiƟvely impact the neighborhood businesses. 

3. That the establishment of the special use will not impede the normal and orderly development or 
improvement of other property in the immediate vicinity for uses permiƩed by right in the district or 
districts of concern;  

The proposed parking will not impede development of properƟes in the vicinity.  It will be 
contained on the site and will cause minimal traffic impact. 

The 3 residenƟal condominiums will not change the neighbors’ ability to develop their property 
as desired.  The increased residenƟal density will help support neighborhood business. 

4. That adequate measures have been or will be taken to provide ingress and egress in a manner 
which minimize pedestrian and vehicular traffic congesƟon in the public ways; 

Parking ingress on Oak Street is recessed to minimize vehicular traffic congesƟon, avoid blocking 
the street and sidewalk making for a safer pedestrian and vehicular experience.  Egress is via the 
shared alley that exits onto Chestnut street and will not have a negaƟve effect. 

 5. That adequate parking, uƟliƟes, access roads, drainage, and other faciliƟes necessary to the 
operaƟon of the special use exists or are to be provided; and  

 The architect is working with the village engineers and planning officials to ensure that uƟliƟes 
and drainage are accounted for in the design.  The zoning required parking is provided in the proposed 
design and uses an exisƟng alley access easement.  In addiƟon, there is a village parking lot across the 
street should addiƟonal parking be needed for guests of the residences.  

 The architect is working with Greengard, Inc. Engineers and the village on stormwater management.  
Stormwater runoff for the development shall be collected via roof drains.  The roof drains shall be routed 
and connected to an oversized pipe system, arched chamber system, or concrete vault system or pipe to 
provide the required stormwater detenƟon volume. The detenƟon system shall be located below the 
garage floor.  Storm water runoff will be restricted prior to a connecƟon to the public storm sewer located 
on the south side of Oak Street. 
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6. That the special use in all other respects conforms to the applicable regulaƟons of this and other 
village ordinances and codes. 

The grade level parking and residenƟal condominium units are designed to meet the other village 
ordinances and codes.   
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Zoning VariaƟon ApplicaƟon- ExplanaƟon of VariaƟons Requested 

August 17, 2023 

808 Oak Street 

 

Front Yard Setback:  The parking garage entry for residents is setback from the street by 38’-10”.  This 
setback accomplishes the following desirable effects: 

a. The recessed door is shielded from the street view creaƟng a more pleasing street 
façade. 

b. The recessed door creates an opening that allows for increased light and air to the 
ground level windows of 812 Oak Street at the north side of the building. 

c. The recessed door allows cars to more quickly turn off of Oak Street thus minimizing 
disturbances to both pedestrian and vehicular traffic. 

d. The recessed door is safer for pedestrians and vehicles. 
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STANDARDS FOR GRANTING OF ZONING VARIATIONS  

Please see the responses for each of the 8 standards below in italics. 

1. The property in quesƟon cannot yield a reasonable return if permiƩed to be used only under the 
condiƟons allowed by regulaƟons in that district;  

Purely residenƟal building:  The configuraƟon of the Lot at 808 Oak Street consƟtutes a hardship 
due to the narrow width of the lot.  The lot is 33.5 feet wide.  A mixed-use building is not 
pracƟcal and would not yield a reasonable return as the space for the funcƟons would be too 
Ɵght on the site to accommodate mulƟple entries.  A single-story retail building is not financially 
pracƟcal here and a mulƟ-story retail building is not desirable or marketable at this site. 

The site is located on the edge of the C-2 General Retail Commercial Zoning District.  Because the 
lot is on the periphery of the district and the lot is configured to accommodate marketable 
residenƟal condominium units, therefore residenƟal makes marketable sense and fits in with the 
neighborhood. 

 The parking entry and residenƟal entry must both be on Oak Street.  2 parking spaces are 
required for each of the 3 residences totaling 6 required spaces.  The 33.5 foot width does not 
allow a turn-around for cars.  Cars must access the parking from Oak Street at the front of the 
property and exit from the alley at the rear of the site.  The building is setback from the rear yard 
by 22’-3 1/4pp” but the drive will be paved.  There will be landscaping adjacent to the drive. 

Due to the narrow site width, if the parking garage door is placed less than three feet from the 
front property line, cars would not be able to quickly turn off of Oak Street onto the property thus 
blocking the sidewalk and causing issues for pedestrian and vehicular traffic.  Seƫng the door 
back enough to let a car turn off of the street and onto the property while waiƟng for the garage 
door to go up will address this issue and improve vehicular traffic and make the pedestrian 
experience safer and more appealing. 

2. The plight of the owner is due to unique circumstances. Such circumstances must be associated with 
the characterisƟcs of the property in quesƟon, rather than being related to the occupants; 

The unique circumstances requiring zoning relief are due to the narrow width of the lot (33.5 
feet).  Challenges with the lot width are noted above in item 1.  The setback parking garage door 
on Oak Street is required in order to provide access to the required parking.  Recessing the door 
makes it less prominent on the street.  Recessing the door also makes a safer environment for 
pedestrian and vehicular traffic. 

The site at 808 Oak is on the periphery of the C-2 zoning district bounded by Chestnut Street and 
the Greenbay Road/Linden intersecƟon.  The proposed design maintains the street wall as much 
as possible while allowing the garage door to be recessed and less noƟceable.  The design 
aestheƟcally bridges the gap between the two very different buildings to the east and west of the 
property. 
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 3. The variaƟon, if granted, will not alter the essenƟal character of the locality;  

The variaƟon would not alter the essenƟal character of the street.  The variaƟon would allow a 
mulƟ-story residenƟal building in keeping with the neighborhood that would maintain the street 
wall at the ground floor while allowing for a parƟal setback at grade level. 

4. An adequate supply of light and air to adjacent property will not be impaired;  

The building design has been planned to maximize the light and air to the adjacent property.  The 
12’x76’-6” courtyard to the west is aligned with the courtyard at 812 Oak in order to create a 
visually connected courtyard from the second floor to the top of the building.  

The recessed garage door allows for increased light and air to the 812 Oak Street east property 
line.  The decoraƟve metal screen wall provides visual privacy between the properƟes but is open 
air and does not block light or air passage from east to west.  

5. The hazard from fire and other damages to the property will not be increased;  

The building enclosure wall will be constructed from non-combusƟble materials with 4-hour 
rated walls at the property lines.  The recessed door will not increase the hazard from fire or 
other damages. 

6. The taxable value of the land and buildings throughout the Village will not diminish;  

 a. Currently the site is vacant 

b. The proposal adds 3 condominium residences.  Each residence will be a 3-bedroom full floor 
unit with 3 new Village taxpayers. 

7. The congesƟon in the public street will not increase; and 

The three residences will each have 2 enclosed parking spaces on the property so the residents 
will not increase vehicular congesƟon in the public street.  To the extent that the residents may 
invite guests to the property, there is street parking in front of the building on Oak Street as well 
as the village parking lots located directly across the street and the parking lot at the post office 
site adjacent to Dwyer Park. 

8. The public health, safety, comfort, morals and welfare of the inhabitants of the Village will not be 
otherwise impaired. 

The three luxury residences with dedicated owner parking will support the public health, safety, 
comfort, morals and welfare of the inhabitants of Winnetka and be in keeping with the 
neighborhood.  The building will be constructed with high quality materials.  The design is being 
coordinated with Village officials in order to make appropriate accommodaƟons for uƟliƟes so 
that neighbors will not be adversely affected.   

The design has been sympatheƟc to the neighbors to the east at 800 Oak.  Currently 800 Oak has 
above grade electrical service entering the building at their west facade at the south end of the 
site seemingly over their property line and into that of 808 Oak.  The design for 808 Oak has 
chosen to reduce the allowable buildable area in order to be a good neighbor and has shortened 
the building by over 22 feet in order for 800 to have easy access to these uƟliƟes. 
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Neighboring Buildings on Oak Street
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812 Oak Details
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800 Oak Details
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Rear Views
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Precedent Images: 
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From:
To: Planning
Cc: ; ; 
Subject: Case No. 23-13-TX 808 Oak Street - New Multi-Family Residential Building
Date: Thursday, November 9, 2023 10:09:09 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

The following comments are in regard to the “Notice of Winnetka Zoning Board of Appeals Public Hearing on
Monday, November 13, 2023 at 7:00 pm.

The 812 Oak Residents feel that the proposed building on the 808 Oak lot is incongruous with the surrounding
buildings and even the rest of the downtown Winnetka area. I know this comment is probably “water over the dam”
as the Design Committee has already given their blessing to this building, but I wanted the Zoning Board to know
how our residents feel in regards to this building. This comment is not to disparage the reputation or quality of the
design of the architect, Paul Konstant, who is an excellent architect, but we feel this building is not right type of
building for this space.

 That said, if this building is approved by the Zoning Board and gets final approval from the Village Council we will
work with Paul Konstant and be good neighbors and work on joint issues that may arise.

The 812 Oak Building has two main ares of concern in regard to the proposed building and there may be other areas
I am not aware of at this time.

 First, the fourth floor of our building uses Dryvit that birds make holes in each year and we  have to repair each
year. We need to know how tight their precast concrete walls will abut our Dryvit walls. We are currently looking
into putting stucco in those areas which will be a great expense to the 812 Condo Association. If we need to stucco
these areas we would need time before the 808 building is constructed.

Second, we are concerned about the depth of their garage wall in relationship to our courtyard brick wall which has
a greater depth and whether that would put pressure on our wall.

We currently have a structural engineer doing some work on the 812 Oak building and we would like him to have
the ability to look at the final building plans of the proposed 808 building. I would think Paul Konstant would be in
favor of this as it would save money in the long term. We could split the hourly cost of the structural engineer’s
time.

Lastly, I think item number 5 - “any other zoning relief necessary for the approval of the proposed building” is not
the proper way of handling zoning. It could be something minor which would probably be okay, but it could be
something major which may not be okay.

Thank you,

John Shepherd
President of the 812 Oak Condo Association

ATTACHMENT C
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From: David Schoon
To: Ann Klaassen
Subject: FW: My Questions and Comments re: 808 Proposal To The Design Board
Date: Sunday, October 15, 2023 7:39:52 AM

 
 
David Schoon, Director
Village of Winnetka Community Development
847-716-3526
 

From: Raymond George > 
Sent: Friday, October 13, 2023 2:34 PM
To: David Schoon <DSchoon@winnetka.org>
Subject: Fwd: My Questions and Comments re: 808 Proposal To The Design Board
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

 
 

---------- Forwarded message ---------
From: Lucy Naphin < >
Date: Fri, Oct 13, 2023 at 3:21 PM
Subject: My Questions and Comments re: 808 Proposal To The Design Board
To: Ray George < >

To Ray George Per Request;

I will be out of town and am unable to attend the Design Review Board Meeting on October 16,
2023. Please convey my quickly composed thoughts to the Board re: the appropriateness of the
design of a new structure at 808 Oak St. Winnetka, IL

Thank you

Luciane G Naphin
812 Oak St
Unit 303 Winnetka, Illinois 60093

I am the owner of a unit at the 812 Oak St. address. I am concerned as to the design of a proposed
structure on the vacant lot at 808 Oak St. Due to the narrowness of the width, stated to be 33.5 feet,
I feel that the design is quite limited by that fact. A proposed 12 foot wide non matching courtyard
will be awkward to those who’ll view it from the west which includes my south facing windows.
Behind that, to the east is what appears to be a grassy raised area. I wonder why that area needs to
be raised above the level of 812 Oak. As a 55 year resident of Winnetka and a previous owner of a
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large lot and home situated just outside the Winnetka Flood Plain I am cognizant of the flood plain
issues caused mostly by the hard clay old lake bed ground soil. I wonder where the water collecting
from the displacement goes or sits during a heavy rain storm. The newly submitted redesign drawing
of the 808 Oak facing side to the north is a disappointment to me as it is still cluttered with louvers
and to my eye compliments none of the structures to either side of it nor is it in keeping with the
traditional architectural styles of the village.

Thank you for your consideration, Luciane G Naphin
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From:
To: Planning
Subject: Proposed Building at 808 Oak Street
Date: Wednesday, October 11, 2023 10:41:14 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Although I have a lot of respect for Paul Konstant as a top tier architect I feel that his proposed building will have a
serious impact on our building at 812 Oak and also the building at 800 Oak and cause both buildings  to spend  extra
money to mitigate the potential damage of our respective buildings. A better use of that property would be to have
the Village design a small pocket park perhaps with butterfly plants and some benches. it is currently used by some
people as a dog park. The current owners could donate the land to the Village and take a tax write-off or the Village
could purchase the land for a park. A better location for Paul Konstant’s building would be in the area that was
formerly Winnetka One a currently blighted area of downtown Winnetka.

Unfortunately I will not be at the October 16th meeting as I will be in Florida at that time.

Thank you,
John Shepherd
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the restaurants often impedes the flow of traffic.  I am hoping the 
applicant can design a way for the parking garage to access only from 
the alley.  The applicant is requesting a variance that does not allow 
easy walkability. The proposal is to allow for a garage facing a main 
corridor.  Set back variances are often approved to improve walkability, 
widen sidewalks and improve landscaping.  
 
My second concern is the materials used in the proposed building.  The 
city’s design document is not intended to exclude designs but only is a 
framework. The   design does not need to portray the architecture of 
surrounding buildings only retain a better contextual relationship with 
the existing character of the District.  Allowing the variance to 808 Oak 
without some material adjustments is in conflict with The Design 
Guidelines document.    
 
The applicant has produced a valuable design. I would like the design 
review committee to postpone the request for this variance to allow 
the city to explore traffic and parking issues on Oak.  
 
I would encourage the planning department upon notifying the 
immediate neighbors to include ALL the needed attachments.  If this is 
too costly, please allow the residence to know there is a more 
comprehensive information not attached to the notice.  
 
Sincerely, 

    Karen Adams 
 

 

 

 

 

Emailed 9/21/23 
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From:
To: Planning
Cc: Eric Risinger
Subject: Fw: Winnetka 808 Oak Street Case No 23-13 TX
Date: Thursday, September 14, 2023 8:07:00 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Good evening, 

I am Barbara Featherstone and I live at 812 Oak Street, Unit 200. I have requested that
architecture firm Holabird & Root conduct a review of the proposed documents associated
with the 808 Oak Street development. Please see the email thread below to serve as my
questions regarding the development. Based upon Holabird’s response, I am hopeful that you
can provide the additional information they outline, as well as not grant approval at the
September 21st meeting until I have a comfort with what is being proposed. 

I look forward to learning more about the 808 Oak Street development and its impact on my
property. 

Sincerely, 
Barbara Featherstone 

Sent from the all new AOL app for iOS

Begin forwarded message:

On Thursday, September 14, 2023, 7:51 PM, Eric Risinger <erisinger@holabird.com> wrote:

Dear Barbara,

We have reviewed the information you forwarded regarding the proposed multi
family development at 808 Oak Street Winnetka, Illinois.  As directed by you, we
have the following questions based upon the one page document provided.
 However, due to the lack of information we would advise your to obtain
additional information which will be necessary for understanding of what is being
proposed to be constructed adjacent to your property.  Please note, we understand
that the Village of Winnetka has a thorough process for architectural, zoning and
plan commission approvals and trust that these items might already have been
requested from the developer.

1. The structure proposed appears to be a contemporary expression and not
necessarily reinforcing the architectural vocabulary in the immediate
neighborhood.   We need to understand how this can reinforce the value and
architectural integrity of the neighborhood and your property.

2. It is hard to understand the materials being proposed for the new structure.
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 This is a sensitive design impact on 812 Oak St.  
3. Due to the fact that your property at 812 Oak St has a courtyard with units

set back to enjoy the daylight and views eastward, the exterior wall material
of the proposed 808 Oak St building needs to be understood better to offer
comments.  For example, an adjacent wall material of something other than
brick may have an unfortunate impact on the overall continuity of the
architectural design.

4. A detailed dimensioned plan, elevations and sections showing the building
proposed in context to the 812 Oak Street building will be necessary to
understand the impact on scale and adjacency.  Simply not enough
information here to make informed decisions.

We understand your cares and concerns about a new structure being proposed and
built in the vacant lot to your east.  We appreciate your acknowledgment that you
are not trying to impede a new building be built,  but want to see one in context of
the overall neighborhood and community of which you have called home for
many years.   I am hopeful you can share your thoughts with Winnetka and
receive the appropriate information in return and be heard about what what will
make this a great project for all directly impacted.  Lastly, we would expect that
this project approval process be given the appropriate time for reviews as well as
revisions by the proposer to respond to the residents in the community.

Please forward the missing information once you receive it so that we may
complete our review.

Warm regards,

Holabird & Root LLC

Eric S. Risinger, AIA
Principal

140 S Dearborn
Suite 500
Chicago, Illinois 60602
312.357.1771 V
847.687.1326 M

www.holabird.com

Holabird & Root LLC is back in the office working in our collaborative
environment to deliver exceptional designs and programmatic solutions to our
clients.  If you have received this email in error, please notify the sender and
delete the emaill and all contents immediatlely.
Copyright 2023
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Ann Klaassen

From: John Shepherd >
Sent: Wednesday, September 13, 2023 11:42 AM
To: Ann Klaassen
Subject: Re: 808 Oak Street - New Multi-Family Residential Building

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
 
 
Hi Ann, 
 
Starting September 25, CBR Restoration will be starting work in our courtyard area as we have had some water 
infiltration issues into our below ground garage. I do have a concern that the proposed building next door will add to our 
water infiltration problems in our garage. Perhaps a study should be done to see if there would be any drainage 
problems that would affect our property. 
 
John Shepherd 
 
> On Sep 13, 2023, at 10:58 AM, Ann Klaassen <AKlaassen@winnetka.org> wrote: 
> 
> Mr. Shepherd, 
> Thank you for your comments; we will be sure to provide your email to the Design Review Board.  The proposed plans 
do call for an interior courtyard on the upper floors, not the ground floor level, that is intended to match your building at 
812 Oak Street.  The agenda materials for the Design Review Board meeting, which will include the proposed plans, will 
be posted on the Village website (link below) by the end of the day Friday. 
> 
> In response to your question regarding ownership of the property, the Applicant intends to purchase the property 
pending approval of the project. 
> 
> 
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.villageofwinnetka.org%2F129%2FAgendas‐
Minutes&data=05%7C01%7Caklaassen%40winnetka.org%7Ccfbd41f3cded42b571c108dbb4787ab4%7C00280eee725c4
276aa6029c6c477d7fe%7C1%7C0%7C638302201792507266%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAi
LCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=pzqevyaR5WnmJcyLyWlsbqal8VdMq
gd5l%2BGNCFo4zG4%3D&reserved=0 
> 
> Please feel free to contact me with any additional questions. 
> 
> Best, 
> 
> Ann Klaassen 
> Assistant Director | Village of Winnetka Community Development 
> 510 Green Bay Road ‐ Winnetka, IL  60093 
> 847.716.3525 
> 
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: John Shepherd < > 
> Sent: Tuesday, September 12, 2023 6:27 PM 
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> To: Planning <Planning@winnetka.org> 
> Subject: 808 Oak Street ‐ New Multi‐Family Residential Building 
> 
> CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
> 
> 
> Dear Design Review Board, 
> 
> I am the owner of a Condo at 812 Oak Street and I am also President of the 812 Condo Association so I do have a 
definite interest in the proposed multi‐family residential building of 808 Oak Street. 
> 
> We had been told this Spring that the construction called for a three story, two unit, multifamily building, but your 
notice now says it will be a four story, three unit, multifamily building which will impact the amount of sunshine that our 
courtyard receives. The proposed building will have a severe impact on our four beautiful maple trees and two honey 
locust trees in our courtyard and could possibly cause them to die. The hostas in our tunnel area leading from Oak Street 
to our entryway will not survive as this area will be completely dark except for the overhead lights.The residents of our 
building do care about the environment. 
> 
> I couldn’t tell from the proposed site plan if the builder plans on making an indentation in the middle of their building 
facing our building which may help our trees to survive. Last year, Paul Konstant the architect showed us the mockup of 
the proposed building which showed an indentation. Has the plan now changed? Has the ownership changed for this 
property? 
> 
> Sincerely, 
> 
> John Shepherd 
> 
> 
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From:
To: Planning
Subject: 808 Oak Street - New Multi-Family Residential Building
Date: Tuesday, September 12, 2023 6:27:44 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Dear Design Review Board,

I am the owner of a Condo at 812 Oak Street and I am also President of the 812 Condo Association so I do have a
definite interest in the proposed multi-family residential building of 808 Oak Street.

We had been told this Spring that the construction called for a three story, two unit, multifamily building, but your
notice now says it will be a four story, three unit, multifamily building which will impact the amount of sunshine
that our courtyard receives. The proposed building will have a severe impact on our four beautiful maple trees and
two honey locust trees in our courtyard and could possibly cause them to die. The hostas in our tunnel area leading
from Oak Street to our entryway will not survive as this area will be completely dark except for the overhead
lights.The residents of our building do care about the environment.

I couldn’t tell from the proposed site plan if the builder plans on making an indentation in the middle of their
building facing our building which may help our trees to survive. Last year, Paul Konstant the architect showed us
the mockup of the proposed building which showed an indentation. Has the plan now changed? Has the ownership
changed for this property?

Sincerely,

John Shepherd
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