
 
Village of Winnetka 

 Zoning Board of Appeals Special Meeting 
  

 
November 18, 2024 at 7:00 PM 
Village Hall Council Chambers 

510 Green Bay Road 
 

 

 
 

AGENDA 
1. Call to Order & Roll Call 
2. Community Development Report 
3. New Cases 
  a. Case No. 24-21-V2: 630 Walden Road: An application seeking approval of 

variations to allow construction of a detached garage at 630 Walden Road.  The 
requested variations would permit the proposed garage to (i) provide less than 
the minimum required corner yard setback from the south property line along 
Pine Street; (ii) be located closer than 20 feet from the corner lot line; and (iii) be 
placed nearer the street line along Pine Street than the principal building.  The 
Village Council has final jurisdiction on this request. 

  b. Case No. 24-22-V2: 402 Hawthorn Lane: An application seeking approval of a 
variation to allow construction of additions to the existing residence at 402 
Hawthorn Lane.  The requested variation would permit the proposed additions to 
provide less than the minimum required corner yard setback from the west 
property line along Woodland Avenue.  The Village Council has final jurisdiction 
on this request. 

  c. Case No. 24-24-V2: 933 Green Bay Road: An application seeking approval of 
variations to allow construction of a new one-story commercial building at 933 
Green Bay Road.  The requested variations would permit the proposed 
development to (i) provide more than the maximum permitted front yard setback 
along a portion of the west property line along Green Bay Road; (ii) provide less 
than the minimum required interior side yard setback along a portion of the north 
property line and a portion of the south property line; (iii) provide less than 
minimum required rear yard setback from the east property line; and (iv) provide 
less than the minimum required number of off-street parking spaces.  The Village 
Council has final jurisdiction on this request. 

  d. Case No. 24-16-V2: 270 Birch Street:  An application seeking approval of a 
variation to allow construction of an addition to the existing residence at 270 
Birch Street.  The requested variation would permit the proposed addition to 
provide less than the minimum required front yard setback from the east property 
line along Birch Street.  The Village Council has final jurisdiction on this request. 

4. New Business 
  a. December 9, 2024, Regular Meeting - Quorum Check 
5. Public Comments 
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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). 
 

6. Adjournment 
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MEMORANDUM 
VILLAGE OF WINNETKA 

TO: ZONING BOARD OF APPEALS

FROM: CHRISTOPHER MARX, ACIP – ASSOCIATE PLANNER

DATE: NOVEMBER 14, 2024

SUBJECT: 630 WALDEN ROAD – VARIATIONS (CASE NO. 24-21-V2) 

INTRODUCTION

On November 18, 2024, the Zoning Board of Appeals is scheduled to hold a public hearing on an 
application submitted by Terri and Brice Heath (collectively the “Applicant”), as the owners of the 
property located at 630 Walden Road (the “Subject Property”). The Applicant requests approval of the 
following zoning variations to allow construction of a detached garage on the Subject Property:

1. Corner yard setback of 17 feet from the south property line along Pine Street, whereas a 
minimum of 22.49 feet is required, a variation of 5.49 feet (24.41%) [Section 17.30.050 – Front 
and Corner Yard Setbacks]; 

2. A detached garage on a corner lot located closer than 20 feet from the corner lot line, a variation 
of 3 feet (15%) [Section 17.30.110 – Garages]; and

3. An accessory building placed nearer the street line along Pine Street than the principal building 
[Section 17.30.050 – Front and Corner Yard Setbacks] [Note:  The existing residence provides a 
corner yard setback of 21.48 feet];

A mail 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 31, 2024. As of the 
date of this memo, staff has received two written comments from the public regarding this application 
which are included as Attachment D.  

The Village Council has final jurisdiction on this request as only the Council has the authority to (i) grant 
a variation to reduce a corner yard setback for a residential garage by more than 20%; and (ii) grant a 
variation to allow an accessory structure to be closer to the street line than the principal building. 

PROPERTY DESCRIPTION

The Subject Property, which is approximately 0.28 acres in size, is located on the northwest corner of the 
intersection of Walden Road and Pine Street and contains an existing two-story residence with an 
attached one-car garage (see Figure 1). The Subject Property is zoned R-3 Single Family Residential and is  
bordered by R-3 Single Family Residential to the west, north, and east, and R-5 Single Family Residential 
to the south (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 corner lot that is 12,274 square feet in lot area, while the 
minimum required lot area for a corner lot in the R-3 District is 16,800 square feet.  Additionally, the lot 
has an average lot width of 75 feet, while the minimum required average lot width for a corner lot in the 
R-3 District is 85 feet.

Figure 1 – Aerial Map

Figure 2 – Zoning Map

PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The residence was constructed in 1922 with subsequent additions built in 1936 and 1986. There is one (1) 
previous zoning case on file, which occurred prior to the Applicant acquiring the Subject Property.  In 
1935, ZBA Case No. 522 was approved granting a variation to provide less than the minimum required 
side yard setback to allow an attached garage addition to the existing residence. The Applicant acquired 
the property in 2001.        

Figure 3 through 5 on the following page are current photos of the Subject Property.
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Subject 
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Subject Property

Walden Road

Pine Street
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Figure 3 – Subject Property – East Front Elevation (Walden Road)

   
Figure 4 – Subject Property – West Rear Elevation

Figure 5 – Subject Property – Southwest Corner (Pine Street)
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PROPOSED PLAN

The variations are being requested in order to construct a detached garage on the southwest side of the 
property. The proposed garage would be approximately 462 square feet in area while being setback 6 feet 
from the west property line and 17 feet from the south property line along Pine Street. The garage would 
accommodate two vehicles, this would be in addition to the existing one-car attached garage on the front 
elevation of the residence facing Walden Road.  

In order to access the proposed garage, the Applicant’s plan includes a new curb cut and driveway 
accessed from Pine Street.  The existing driveway off Walden Road would remain.  Should the requested 
zoning relief be approved and a building permit is submitted for the garage, the Applicant will need to 
obtain approval from the Director of Engineering for the additional curb cut.  The Applicant is working 
with the Engineering Department on the details necessary for the additional curb cut.

With the exception of the location of the proposed garage, the proposed improvements comply with the 
zoning regulations.

Excerpts of the proposed site plan, floor plan, and building elevation are provided on the following pages 
as Figures 6 through 8. The complete set of plans is provided in the application materials (Attachment C).
  

Figure 6 – Site Plan

Proposed 
Garage
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Figure 7 – South Elevation of Proposed Garage 

Figure 8 – Proposed Floor Plan 

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 submission of the necessary permits for the 
proposed improvements, which are required to comply with the Village stormwater regulations. Figure 9 
on the following page represents the Subject Property’s proximity to the floodplain; the cyan represents 
the 100-year floodplain.

Page 7 of 111



Page 6

Figure 9 - GIS Floodplain Map

REQUESTED ZONING RELIEF 

The attached Zoning Matrix highlights the existing lot and the proposed improvement’s compliance with 
the R-3 zoning district (Attachment A). Three variations are being requested related to the location of 
the proposed detached garage. 

Corner Yard Setback (Pine Street).  The proposed detached garage would provide a corner yard setback 
from the south property line along Pine Street of 17 feet, whereas a minimum of 22.49 feet is required, 
a variation of 5.49 feet (24.41%).  

Garage on Corner Lot.  The Zoning Ordinance also requires any garage located on a corner lot to be set 
back at least 20 feet from the corner lot line.  With a proposed setback of 17 feet, the proposed detached 
garage requires a variation of 3 feet (15%) from this provision of the Zoning Ordinance.  

Location of Detached Garage.  Zoning relief is also necessary to allow the proposed detached garage to 
be located nearer the street line along Pine Street than the principal building. The existing residence is 
legally nonconforming with respect to the required corner yard setback as it currently provides a setback 
of 21.48 feet from the south property line along Pine Street, encroaching the required setback of 22.49 
feet by 1.01 feet.  Providing a setback of 17 feet, the proposed garage would be located 4.48 feet closer 
to the street than the existing residence.

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.    

After hearing from the Applicant, and the public, the Board may decide to act on one of two options:

1. Continue the public hearing to a specific date to provide the Applicant and/or staff with additional 
time to address questions and comments from the Board; or

Subject 
Property
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2. Consider a motion recommending approval or denial of the variations. If the ZBA is prepared to 
make a recommendation to the Village Council regarding the requested relief, 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:

A. Corner yard setback of 17 feet from the south property line along Pine Street, whereas a 
minimum 22.49 feet is required, a variation of 5.49 feet (24.41%) [Section 17.30.050 – 
Front and Corner Yard Setback]. 

B. A detached garage on a corner lot located closer than 20 feet from the corner lot line, a 
variation of 3 feet (15%) [Section 17.30.110 – Garages]; and

C. An accessory building placed nearer the street line along Pine Street than the principal 
building [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 
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.

ATTACHMENTS

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

ADDRESS:  630 Walden Avenue 
CASE NO:  24-21-V2
ZONING:  R-3

MIN/MAX
REQUIREMENT EXISTING

EXISTING NONCONFORMING

Min. Average Lot Width EXISTING NONCONFORMING

Min. Lot Depth 150 FT 163.78 FT OK

Max. Roofed Lot Coverage 2,518.25 SF 2,980.25 SF

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Walden/East)

Min. Corner Yard (Pine/South) 22.49 FT 21.48 FT (3) 17 FT 5.49 FEET (24.41%) VARIATION

Min. Side Yard (North) 2 FT (4) N/A 37 FT (4)

Min. Rear Yard (West)

NOTES: (1) Based on lot area of 12,274 square feet
(2) Variation amount is the difference between proposed and requirement.
(2) Based off Gross Floor Area allowance of 400 square feet for detached garages in rear quarter of lot depth
(3) Setback to existing residence.
(4) Based on required setback for accessory structure and location of proposed garage

OK

OK40 FT 48.56 FT 48.56 FT 0 FT

-4.48 FT

37 FT OK

6 FT (4) N/A 6 FT (4) 6 FT

OK4,269.8 SF (1) 3,792.78 SF 3,854.78 SF 62 SF (2)

6,137 SF (1) 4,762.25 SF 5,683.61 sf 921.36 SF OK

ZONING CODE COMPLIANCE (2)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

N/A

85 FT 74.94 FT N/A

ITEM

Min. Lot Size 16,800 SF 12,274 SF N/A

PROPOSED

3,068.5 SF (1)

N/A

462 SF OK

N/A

ATTACHMENT A
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Stormwater Volume Requirements for Development Sites

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 630 Walden Road. 
Based upon preliminary review 

of information to date, it 
appears that 630 Walden 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
by zoning that will be removed
and replaced, and/or

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

ATTACHMENT B
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Stormwater Volume Requirements for Development Sites 

The amount of required detention 
volume is then determined using the run-
off coefficient for 100-year storm event.  
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ATTACHMENT C
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630 Walden – October 2024 
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From:
To: Planning
Subject: Case no. 24-21-v2
Date: Saturday, November 9, 2024 10:02:29 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.

Hello,
I am writing to voice my objection to case no. 24-21-v2, allowing the construction of a
detached garage on Pine Street for the residence of 630 Walden Road. The construction of a
garage and driveway on Pine Street will detract from the beauty and charm of our street, and
could reduce property value for the houses across the street looking into a garage. The house
faces Walden, not Pine, so it will be just a garage without the added benefit of a house front
nearby. There are not other detached garages right up on the street on Pine, so it would be an
anomaly. Add to that, it would be next to a dilapidated sports court in the lot next door. 

Pine street is a main thoroughfare in Winnetka and should not be treated as an alley or
side street. There could be added traffic issues with so many driveways exiting right there and
no stop sign nearby (and we have Provident, Walden and Blackthorn right there plus the
current driveways). 

The streets in Winnetka with visible detached garages are typically north/south streets and the
garages do detract from the charm and quaintness of those streets. 

The house currently has a damaged chain link fence. If they are to build a detached garage
highly visible to Pine Street, would it be brick to match the house? Would it look like a nice
small house or like a “typical” garage? Would the driveway be stone/something pretty, or
asphalt? Will landscaping be done to minimize the appearance of the garage? These are all
requirements the village should implement if approved, to keep and improve the beauty of
Pine Street. 

Thank you,
Allison and Dan Waltz
938 Pine St. 

ATTACHMENT D
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From:
To: Planning
Subject: Comments regarding case #24-21-v2
Date: Monday, November 11, 2024 3:09:43 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.

To whom it may concern,

I’m writing in response to case number 24-21-v2, 630 Walden Dr. I’d like the village to strongly consider adding
stop signs on Pine street at Provident if this garage is approved. Cars regularly come flying down Pine since it is a
tree street without stop sign limitations from Green Bay to Locust. It’s dangerous and very difficult backing out of
driveways. Adding an additional driveway creates another hazard in an area where the liberty of speeding is taken
regularly. Additionally for people who regularly use Pine, an added driveway is unexpected and uncommon, adding
stop signs will help ensure the Heath’s can back out safely.

Respectfully,
Stephanie Whitney
934 Pine st
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MEMORANDUM 
VILLAGE OF WINNETKA 

TO: ZONING BOARD OF APPEALS

FROM: CHRISTOPHER MARX, ACIP – ASSOCIATE PLANNER

DATE: NOVEMBER 14, 2024

SUBJECT: 402 HAWTHORN LANE – VARIATION (CASE NO. 24-22-V2) 

INTRODUCTION

On November 18, 2024, the Zoning Board of Appeals is scheduled to hold a public hearing on an 
application submitted by Caitlin and Patrick Clark (collectively, the “Applicant”), as the owners of the 
property located at 402 Hawthorn Lane (the “Subject Property”). The Applicant requests approval of the 
following zoning variation to allow construction of building additions to the existing residence on the 
Subject Property:

1. Corner yard setback of 6.3 feet from the west property line along Woodland Avenue, whereas a 
minimum of 18 feet is required, a variation of 11.7 feet (65%) [Section 17.30.050 – Front and 
Corner Yard Setbacks] [Note:  The residence currently provides a corner yard setback of 6.3 feet].

A mail 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 31, 2024. As of the 
date of this memo, staff has not received any written comments from the public regarding this application. 
The Applicant has included messages of support from nearby neighbors as part of the application 
materials included as Attachment C.

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

PROPERTY DESCRIPTION

The Subject Property, which is approximately 0.24 acres in size, is located on the southeast corner of the 
intersection of Woodland Avenue and Hawthorn Lane and contains an existing two-story residence with  
a detached garage (see Figure 1). The property is zoned R-5 Single Family Residential and is bordered by 
R-5 Single Family Residential to the west, south, and east, and by R-4 Single Family Residential to the 
north (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.

The existing lot is a legally nonconforming corner lot that has an average lot width of 60 feet, while the 
minimum required average lot width for a corner lot in the R-4 District is 70 feet.
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Figure 1 – GIS Aerial Map

Figure 2 – Zoning Map

PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The residence was constructed in 1921 with subsequent additions built in 1988 and 2002. There are two 
(2) previous zoning cases on file, which occurred prior to the Applicant acquiring the Subject Property. In 
1988 (ZBA Case No. 1407) and 2002 (ZBA Case No. 02-39-V), variations were approved to allow additions 
to the existing residence to provide less than the minimum required corner yard setback. Most of the 
existing building walls on the west façade of the house are legally nonconforming in that they encroach 
into the required corner yard setback of 18 feet by varying degrees with the greatest encroachment being 
11.7 feet. The Applicant acquired the property in 2023 and has received a permit for tree removal. 
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Subject 
Property
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Figures 3 through 5 below are current photos of the Subject Property.

Figure 3 – Subject Property - Front Elevation (Hawthorn Lane)

Figure 4 – Subject Property – Front and Side Elevations 

Figure 5 – Subject Property – Corner Elevation (Woodland Avenue)

General Location of 
Proposed Addition

General Location of 
Proposed Addition

General Location of 
Proposed Addition
General Location of 
Proposed Addition
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PROPOSED PLAN

The variation is being requested in order to construct additions on the first and second floors of the 
existing residence. On the west elevation of the residence, the proposed addition on the first floor would 
consist of a kitchen and mudroom expansion. The second-floor addition would consist of a primary 
bedroom suite. The Applicant’s plans also include a two-story addition on the northeast side of the 
residence, which complies with the required setbacks. This addition would consist of a den on the first 
floor and a bedroom on the second floor. In total, the proposed additions represent an increase in gross 
floor area of 1,389 square feet. With the exception of the corner yard setback, the proposed additions 
comply with zoning regulations. 

Excerpts of the proposed site plan, floor plans, and building elevations are provided on the following pages 
as Figures 6 through 11. The complete set of plans is provided in the application materials as Attachment 
C.  

 
Figure 6 – Site Plan
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g
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Figure 7 – Proposed First Floor Plan
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Figure 8 – Proposed Second Floor Plan

Figure 9 – Proposed Front (North) Elevation 
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Figure 10 – Proposed Corner (West) Elevation 

Figure 11 – Proposed Rear (South) Elevation 

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 floodplain.

Proposed Additions 
Encroaching Required 
Corner Yard Setback 

Proposed Addition 
Encroaching Required 
Corner Yard Setback 
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Figure 12 - GIS Floodplain Map

REQUESTED ZONING RELIEF 

The attached Zoning Matrix highlights the existing lot and the proposed improvement’s compliance with 
the R-5 zoning district (Attachment A). One variation is being requested to allow the proposed additions 
to provide a corner yard setback of 6.3 feet from the west property line along Woodland Avenue, whereas 
a minimum setback of 18 feet is required, a variation of 11.7 feet (65%). The existing residence is legally 
nonconforming with respect to the minimum required corner yard setback as it currently provides a 
corner yard setback of 6.3 feet from the west property line, encroaching the minimum required setback 
of 18 feet by 11.7 feet.  The proposed additions would not encroach any further than the existing 
residence.

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.    

After hearing from the Applicant and the public, the Board may decide to act on one of two options:

1. Continue the public hearing to a specific date to provide the Applicant and/or staff with additional 
time to address questions and comments from the Board; or

2. Consider a motion recommending approval or denial of the variation. If the ZBA is prepared to 
make a recommendation to the Village Council regarding the requested relief, 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:

A. Corner Yard Setback of 6.3 feet from the west property line, whereas a minimum of 18 
feet is required, a variation of 11.7 feet (65%) [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…]

Subject 
Property
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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:  402 Hawthorn Lane 
CASE NO:  24-22-V2
ZONING:  R-5

MIN/MAX
REQUIREMENT EXISTING

OK

Min. Average Lot Width EXISTING NONCONFORMING

Min. Lot Depth 120 FT 172.95 FT OK

Max. Roofed Lot Coverage 1,741 SF 2,285.2 SF

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Hawthorn/North)

Min. Corner Yard (Woodland/West) 18 FT 6.3 FT 6.3 FT 11.7 FEET (65%) VARIATION

Min. Side Yard (East) 6 FT 14 FT 9.09 FT

Min. Rear Yard (South)

NOTES: (1) Based on lot area of 10,377 square feet
(2) Variation amount is the difference between proposed and requirement.

OK

OK30 FT 33.25 FT 33.25 FT 0 FT

0 FT

-4.91 FT OK

25 FT 89.69 FT 89.69 FT 0 FT

OK3,890.4 SF (1) 2,379.26 SF 3,768.54 SF 1,389.28 SF

5,188.5 SF (1) 3,016.12 SF 3,600.32 SF 584.2 SF OK

ZONING CODE COMPLIANCE (2)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

N/A

70 FT 60 FT N/A

ITEM

Min. Lot Size 8,900 SF 10,377 SF N/A

PROPOSED

2,801.79 SF (1)

N/A

544.2 SF OK

N/A

ATTACHMENT A
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Stormwater Volume Requirements for Development Sites

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 402 Hawthorn Lane. 
Based upon preliminary review 

of information to date, it 
appears that 402 Hawthorn 

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

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

ATTACHMENT B
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Stormwater Volume Requirements for Development Sites 

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

 

ATTACHMENT B
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ATTACHMENT C
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From:
To: Christopher Marx
Cc:
Subject: Fwd: 402 Hawthorn Renovation
Date: Thursday, November 7, 2024 9:57:50 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.

Hi Chris,
Forwarding you confirmation from the adjacent neighbors to Pat and Caitlin Clark
supporting their variation request.
Thank you
---------- Forwarded message ---------
From: Pat Clark <
Date: Thu, Nov 7, 2024 at 9:00 AM
Subject: Fwd: 402 Hawthorn Renovation
To: Healy Rice <
Cc: KK <

Message from Ben & Allison Butler - 265 Woodland Ave

Pat

Begin forwarded message:

From: Bennet Butler <
Date: October 30, 2024 at 8:16:53 PM CDT
To: Patrick Clark <
Cc: KK <
Subject: Re: 402 Hawthorn Renovation

﻿
Sounds good guys… good luck with the renovation 

On Wed, Oct 30, 2024 at 8:12 PM Patrick Clark  wrote:
Dear Neighbors,

First, Caitlin and I would like to thank you for making our first year plus at the
corner of Hawthorn and Woodland one of our best yet.  We are incredibly
grateful to have such welcoming neighbors.

Now that we have buttered you up, we would like to inform you and ideally get
your blessing on our upcoming renovation.  In November (tentative date of
11/18) we will be requesting a variance from the Winnetka Zoning Board.  The
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From:

Cc:
Subject: Fwd: ZBA Application - 402 Hawthorn
Date: Thursday, November 7, 2024 9:59:15 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.

Also support from Hawthorn neighbors across the street.
Thanks!

---------- Forwarded message ---------
From: Pat Clark <
Date: Thu, Nov 7, 2024 at 9:01 AM
Subject: Re: ZBA Application - 402 Hawthorn
To: Healy Rice <
Cc: KK <

Messages from Frank and Laura Kastelic - 401 Hawthorn Lane. 

Pat

Begin forwarded message:

From: Frank Kastelic <f >
Date: November 5, 2024 at 6:34:07 PM CST
To: Laura Kastelic <

Subject: Re: 402 Hawthorn Renovation

﻿
Agreed. Best of luck with the variance and remodel!

Frank J. Kastelic 

From: Laura Kastelic 
Sent: Tuesday, November 5, 2024 6:05:26 PM
To: Patrick Clark 
Cc: KK  Frank Kastelic

Subject: Re: 402 Hawthorn Renovation
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Hi Patrick and Caitlin,

You have our full support for your renovation project at 402 Hawthorn Ln. The
plans look beautiful and the variance request seems very reasonable.  Please let us
know if you need anything else from us.  

Good luck!
Laura and Frank

Sent from my iPad

On Oct 31, 2024, at 9:24 AM, Patrick Clark 
wrote:

﻿
It has come to our attention that our attempt to highlight the attached floor
plans failed. Here is a screenshot of the drawings—the highlighted area
should now be visible.  Sorry about that!

-Pat and Caitlin

> On Oct 30, 2024, at 9:12 PM, Patrick Clark 
wrote:
> 
> ﻿Dear Neighbors,
> 
> First, Caitlin and I would like to thank you for making our first year
plus at the corner of Hawthorn and Woodland one of our best yet.  We are
incredibly grateful to have such welcoming neighbors.
> 
> Now that we have buttered you up, we would like to inform you and
ideally get your blessing on our upcoming renovation.  In November
(tentative date of 11/18) we will be requesting a variance from the
Winnetka Zoning Board.  The variance would allow us to bump out our
mud room and kitchen on the west side of our property (Woodland Ave).
The mud room bump out will be in line with the current single story bump
out, and the kitchen extension will be in line with the SW corner of the
two story structure.  We have attached the drawings submitted with our
application and highlighted the two areas. Please feel free to reach out
with any questions.
> 
> All the best,
> 
> Pat and Caitlin
> 
> 
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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 14, 2024

SUBJECT: 933 GREEN BAY ROAD – NEW COMMERCIAL BUILDING
VARIATIONS (CASE NO. 24-24-V2) 

INTRODUCTION

On November 18, 2024, the Zoning Board of Appeals (ZBA) is scheduled to hold a public hearing on an 
application submitted by Mitch Goltz (the “Applicant”), as the contract purchaser of the property located 
at 933 Green Bay Road (the “Subject Property”).  The Applicant is proposing to demolish more than 50% 
of the existing building floor area on the Subject Property and to construct an addition onto the remaining 
portion of the existing building resulting in what the Village Code considers construction of a new one-
story commercial building on the Subject Property.  The Subject Property is owned by the Joanne Baker 
2013 Living Trust Dated August 6, 2013, who has authorized the Applicant to submit applications 
requesting approval of the following relief:

1. Approval of the following zoning variations:

a. Front Yard Setback (Green Bay Road) of 98.8 feet to a portion of the existing building 
that is to remain, whereas the maximum front yard setback shall be no more than 3 feet, 
a variation of 95.8 feet [Section 17.46.030 Lot area and density];

b. Interior Side Yard Setbacks. A side yard setback is not required, but when a side yard is 
provided a minimum of 3 feet is required [Section 17.46.030 Lot area and density]:

i. North Side Yard Setback of 0.21 feet to the existing portion of the building that 
is to remain, whereas a minimum of 3 feet is required, a variation of 2.79 feet 
(93%);

ii. South Side Yard Setback of 0.18 feet to the existing portion of the building that 
is to remain, whereas a minimum of 3 feet is required, a variation of 2.82 feet 
(94%).

c. Rear Yard Setback (East) of 0.14 feet to the existing portion of the building that is to 
remain, whereas a minimum of 10 feet is required, a variation of 9.86 feet (98.6%) 
[Section 17.46.030 Lot area and density]; and

d. Off-Street Parking is not proposed on the site, whereas a minimum of six (6) off-street 
parking spaces are required for the new commercial building floor area, a variation of six 
(6) spaces (100%). [Section 17.46.110 Off-street parking].

The Applicant has also submitted the following applications:
• Certificate of Appropriateness for the design of the proposed building and associated site 

improvements.
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• Demolition permit to demolish the front portion of the existing commercial building located on 
the Subject Property.

The Historic Preservation Commission considered the demolition application on November 4, 2024, and 
by a vote of 5-0 approved the demolition without delay.  The Design Review Board (DRB) first considered 
the certificate of appropriateness on October 11, 2024, and continued the application until the next DRB 
meeting on November 21, 2024.  Details regarding the DRB’s consideration are provided later in this 
report.   

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 31, 
2024.  As of the date of this memo, staff has not received any written comments 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 for a new principal building.

PROPERTY DESCRIPTION

The Subject Property, which consists of approximately 7,454 square feet (0.17 acres), is located on the 
east side of Green Bay Road, between Gage Street and Tower Road.  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.  The Subject Property 
contains an existing two-story mixed-use building that was previously occupied by VJ Killian Plumbing 
Company on the first floor and a residential unit on the second floor, and a one-story commercial building 
behind the two-story building that was also occupied by VJ Killian Plumbing Company (see Figures 1 and 
2 below and on the following page).  The buildings on the property are interconnected. 

Figure 1 – GIS Aerial Map

Hubbard Woods 
Park

Subject Property

Tower Court

Green Bay Road

Gage Street
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Figure 2 – Subject Property 

The Subject Property is zoned C-2 General Retail Commercial, and it is surrounded by the same.  As shown 
in Figure 3 below, a portion of the Subject Property is located in the C-2 Commercial Overlay District.  

Figure 3 – Zoning Map

Subject 
Property
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The Village’s Comprehensive Plan designates the Subject Property as appropriate for commercial and 
mixed-use land uses as shown below in Figure 4.  

   
Figure 4 – Comprehensive Plan Land Use Plan Map – Winnetka Futures 2040 Plan

The Applicant’s proposed use of the Subject Property as commercial is consistent with the 
Comprehensive Plan land use designation and the property’s commercial zoning classification.  To the 
north of the Subject Property, along Green Bay Road and on Gage Street, there are mixed-use buildings.  
To the south of the Subject Property is a private parking lot and a mixed-use building, which contains 
Walgreens on the ground floor and residential units above (see Figure 5).  Across Green Bay Road from 
the Subject Property are commercial buildings.  The Subject Property does not have access to Tower 
Court, the sole point of access is from Green Bay Road (Figure 1).

Figure 5 – Subject Property with Neighboring Properties

PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The original date of construction of the building immediately adjacent to Green Bay Road is not able to be 
determined from Village records.  In 1923, a building permit was issued to construct a one-story brick 
“shop” behind an existing building.  Additional permits were issued in 1926 to construct the one-story 
brick building towards the rear of the Subject Property.  Other minor permits have been issued over the 
last several years.  There is one previous zoning case for the Subject Property.   In 1926, the Zoning Board 
of Appeals granted a rear yard setback variation to allow construction of the one-story brick building.

PROPOSED PLAN

The Applicant intends to demolish all but the north wall of the two-story portion of the existing 
commercial building, while maintaining the existing barrel truss one-story brick building towards the rear 
of the Subject Property.  The Applicant’s plans include re-using the barrel truss building and constructing 
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a new one-story commercial building with a slightly larger footprint than the existing building that is 
proposed for demolition.  The proposed building would have two commercial tenant spaces.  As described 
by the Applicant in the attached application materials (Attachment B), the commercial space in the new 
building immediately adjacent to Green Bay Road, measuring approximately 4,000 square feet, would be 
occupied by a retail tenant, Visual Comfort & Company, which is a lighting store.  The rear space would 
be extensively renovated for a second tenant; this space would be nearly 2,200 square feet and be 
accessed via a paver walkway from Green Bay Road along the southside of the proposed building.  

Figure 6 – Proposed Site Plan

The proposed plan also calls for removal of the existing curb-cut on the Subject Property.  Consequently, 
no off-street parking would be provided on the site.  The proposed building would be setback 8 feet from 
the south property line.  Within this side yard, the Applicant is proposing a walkway that would be 
approximately 5 feet in width.  The remainder of this 8-foot wide setback area would consist of 
landscaping along both sides of the walkway.  The walkway would lead to the rear tenant space and a 
courtyard.  The proposed site improvements also include a new 4-foot tall black wrought iron fence along 
the proposed walkway.  There is an existing wooden fence on the neighboring property to the south that 
the proposed wrought iron fence is intended to replace.  The Applicant is working with the owner of the 
property to the south regarding the fencing.

Excerpts of the proposed site plan, floor plan, building elevations, and renderings of the proposed building 
are provided above and on the following pages as Figures 6 through 12.  The complete set of plans is 
provided in the application materials (Attachment B).  In addition to the photo of the neighboring 
properties in Figure 5, the Applicant has provided additional photos of the adjacent properties as well as 
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photos of neighboring properties across Green Bay Road.  These photos are also included in Attachment 
B.

Figure 7 – Floor Plan

Figure 8 – Proposed Building Elevation - Context

Figure 9 – Rendering of Southwest Corner View
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Figure 10 - Rendering of Northwest Corner View

Figure 11 - Rendering of Courtyard View

Figure 12 – Rendering of South View
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Exterior Building Materials.  The exterior of the proposed building would consist of a red brick intended 
to be compatible with existing buildings on the block.  The building would have raised brick pilasters at 
the corners, with a traditional coved roof limestone cornice, limestone trim, and a limestone base sill.  The 
brick on the existing building that is to remain would be painted red to match the proposed brick.

Black awnings are proposed above the entrance and the windows, as well as the window on the south 
side of the building.  The south (side) elevation would have four wall-mounted trellises.  Each trellis would 
measure 7 feet by 8 feet and be located above the limestone base.  The trellises would consist of 2” by 2” 
steel tubing that would project 1.5” from the building wall and be painted black.  Two different types of 
clematis are proposed to be planted in groups of five (5) below the trellises.

Exterior lighting.  The proposed site improvements include installation of black wall sconces; two on the 
front elevation of the building, three along south elevation of the building, two on either side of the 
entrance to the rear tenant space, and two at rear entrances to the front tenant space.  The light fixtures 
would be approximately 2 feet in length and 3.9 inches in width (Figure 13).  

Figure 13 – Proposed Exterior Light Fixture

The air conditioning compressors would be located on the roof, screened by the parapet wall.  

Landscaping and Hardscape.  The Applicant intends to provide landscaping on both sides of the proposed 
paver walkway consisting of a variety of perennials and groundcover.  Deciduous and evergreen shrubs, 
as well as ornamental grasses are proposed for the courtyard.  
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The paver walkway would consist of a common size brick in red (see Figure 15).

Figure 14 – Proposed Landscape Plan

Figure 15 – Proposed Brick Paver

The signage illustrated in the renderings earlier in this report will require approval by the DRB and is 
provided to give the ZBA a complete depiction of the proposed improvements.  A sign permit with the 
details of the proposed signage will need to be submitted for consideration by the DRB.
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VILLAGE STAFF REVIEW

Village staff has completed its review of the Applicant’s plans submitted for the entitlement process.  For 
the electric service, an easement will be required on the adjacent property to the south of the Subject 
Property to upgrade the electric service for the proposed development. Currently, there is not an 
easement for the existing service on the site.  The Village Water & Electric Department is working on 
preparing the necessary easement, which will then be reviewed by the Applicant and the adjacent 
property owner.  The Village Water & Electric Department will also require the electric meter and external 
disconnect to be located on the outside of the building.  With regard to stormwater, given the entire 
Subject Property is currently covered with an impermeable surface, stormwater detention is not required.  
Also, because the Subject Property does not have alley access, refuse and recycling containers will have 
to be wheeled out to the front of the site by the property owner or tenants on the day of service.

REQUESTED ZONING RELIEF 

The attached zoning matrix highlights the proposed development’s compliance with the C-2 zoning 
district (Attachment A).  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.  A portion of 
the existing building that is to remain is setback 98.8 feet from the west property line along Green Bay 
Road, exceeding the required setback by 95.3 feet.  Therefore, the proposed development requires a 
variation of 95.3 feet.  Of the 48.8-foot wide lot frontage, 8 feet (16%) of that frontage would not comply 
with the maximum front yard setback requirement. The newly constructed portion of the building would 
comply with the front yard setback.

Figure 16 – Proposed Site Plan – Setback Variations

Front Yard 
Setback 

Variation

Existing 
Nonconforming  
Wall Requiring 

Side Yard Setback 
Variation 

Existing 
Nonconforming  
Wall Requiring 

Rear Yard Setback 
Variation 

Existing 
Nonconforming  
Wall Requiring 

Side Yard Setback 
Variation 
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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 
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.

Interior Side Yard Setbacks.  A side yard setback is not required, but when a side yard is provided it must 
be at least 3 feet.  The existing one-story building that is to remain is legally nonconforming with respect 
to the interior side yard setback requirement from both the north and south property lines.  

North Side Yard.  The existing one-story building is setback 0.21 feet from the north property line, 
requiring a variation of 2.79 feet (93%).
South Side Yard.  The existing one-story building is setback 0.18 feet from the south property line, 
requiring a variation of 2.82 feet (94%).  

The proposed new construction would provide a conforming side yard setback of 8 feet from the south 
property line.  

Rear Yard Setback.  A rear yard setback of 10 feet is required from the east property line.  The existing 
building that is to remain is setback 0.14 feet from the west property line, encroaching the required 
setback by 9.86 feet.  Therefore, the proposed development requires a variation of 9.86 feet (98.6%).  In 
this instance, the rear lot line does not have access to a public alley, but rather it abuts another 
commercial lot, similar to the abutting lots to the north of the Subject Property.    

Off-Street Parking.  The newly constructed portion of the development is required to provide off-street 
parking.  The Zoning Ordinance requires new commercial spaces that consist of 2,500 square feet or more 
of gross floor area (GFA) to provide two (2) parking spaces per 1,000 square feet of GFA.  The calculation 
of GFA for parking does not include areas used for the storage of merchandise or materials, mechanical 
equipment rooms, restrooms, common area elements, and hallways.  The calculable GFA of the new 
building would be approximately 3,200 square feet, which requires a minimum of six (6) off-street parking 
spaces.  As explained earlier in this report, the proposed plan does not include any parking on the Subject 
Property.  Therefore, a variation of six (6) parking spaces (100%) is required.  For comparison, the existing 
portion of the building that is to be demolished and replaced contains approximately 2,478 square feet 
of first floor commercial space and 1,150 square feet of second floor residential space.  

As the Board considers this request, the Board may wish to take into consideration the following initiative 
identified in the 2040 Winnetka Futures Plan, the comprehensive plan for the Village.

Initiative 2.5.6 - To ensure the Village’s commercial districts maintain their traditional design and 
pedestrian friendly streetscapes, establish a clear policy delineating the Village’s role and the 
private sector’s role in providing parking for commercial uses and multi-family residential uses in 
the Village’s business districts.

Consistent with this initiative, customer parking throughout the Hubbard Woods Business District is 
currently predominately provided by public on-street parking as well as public parking lots and a public 
parking deck.   This has supported the Village’s desire to have commercial districts with a traditional 
design and pedestrian friendly streetscapes.
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CONSIDERATION BY OTHER ADVISORY BOARD/COMMISSION

As previously noted, the Design Review Board (DRB) considered a Certificate of Appropriateness for the 
proposed development on October 17, 2024.   The design of the building presented at the October DRB meeting 
is provided in Figure 17. 

Figure 17 - Building Design Presented at October 17, 2024, Design Review Board Meeting

After hearing from staff and the Applicant, and receiving no public comment, the DRB discussed the proposed 
design.  Board members were complimentary of the scale of the proposed building but expressed concern about 
the quality of the building materials and the lack of architectural character.  The Applicant agreed to make 
changes to address the comments and concerns of the DRB.  The Board then continued the item to its next 
regular meeting on November 21 to provide the Applicant with an opportunity to respond to the Board’s 
comments.    

In response to the comments at the October DRB meeting, the Applicant has submitted revised plans, which are 
the plans being considered by the ZBA and represented in this memo.  The DRB will consider the revised plans 
on November 21.

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.    

After hearing from the Applicant, and the public, the Board may decide to act on one of two options:

1. Continue the public hearing to a specific date to provide the Applicant and/or staff with additional 
time to address questions and comments from the Board; or

2. Consider a motion recommending approval or denial of the variations. If the ZBA is prepared to 
make a recommendation to the Village Council regarding the requested relief, 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. Front Yard Setback of 98.8 feet from a portion of the west property line along Green Bay 
Road, whereas a maximum of 3 feet is required, a variation of 95.8 feet [Section 17.46.030 
– Lot area and density];
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2. Interior Side Yard Setback of 0.21 feet from a portion the north property line, whereas a 
minimum of 3 feet is required, a variation of 2.79 feet (93%) [Section 17.46.030 – Lot area 
and density];

3. Interior Side Yard Setback of 0.18 feet from a portion of the south property line, whereas 
a minimum of 3 feet is required, a variation of 2.82 feet (94%) [Section 17.46.030 – Lot 
area and density];

4. Rear Yard Setback of 0.14 feet from the east property line, whereas a minimum of 10 feet 
is required, a variation of 9.86 feet (98.6%) [Section 17.46.030 – Lot area and density]; 
and

5. Off-Street Parking is not proposed on the site, whereas a minimum of six (6) off-street 
parking spaces are required for the new commercial space, a variation of six (6) spaces 
(100%). [Section 17.46.110 Off-street parking].

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.

[The requested variations for the proposed one-story, commercial building should only be 
approved subject to the following conditions…]

ATTACHMENTS

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

ADDRESS:  933 Green Bay Road
CASE NO:  24-24-V2
ZONING:  C-2

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 150 FT

Min./Max. Front Yard (Green Bay/West)

Interior Side Yard (North) 0 FT (2)

Interior Side Yard (South) 0 FT (2) 0.18 FT 0.18 FT (3)

Min. Rear Yard (East)

Off-Street Parking

Max. Building Height 45 FT/4-Stories 20.5 FT/1-Story

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) Setback to portion of existing building that is to remain.  The proposed new construction would provide a

conforming setback of 8 feet.
(4) A minimum of 2 parking spaces per 1,000 s.f. of GFA for new commercial space is required.  The proposed

development requires 6 off-street parking spaces for the newly constructed space.

2.82 FEET (94%) VARIATIONN/A

OK

2.79 FEET (93%) VARIATION

6 SPACES (100%) VARIATION

9.86 FEET (98.6%) VARIATION

0 FT/3 FT 98.8 FT 98.8 FT N/A

N/A

N/A

95.8 FEET (3,193%) VARIATION

0.14 FT 

6 Spaces (4) N/A 0 N/A

10 FT 

ITEM

Min. Lot Size N/A  7,454 SF N/A

PROPOSED
ZONING CODE COMPLIANCE 

(1)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

OKN/A

OK

N/A 49.69 FT N/A

N/AN/A

0.21 FT

N/AN/A

N/A

0.14 FT 

0.21 FT

ATTACHMENT A
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ATTACHMENT B
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DEPARTMENT OF COMMUNITY DEVELOPMENT 

STANDARDS FOR GRANTING OF ZONING VARIATIONS 

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; 
a. If the Applicant is required to fully comply with the zoning code, the 

proposed development would be severely limited, preventing it from being 
constructed as intended by the prospective tenant. The setback and parking 
space requirements would significantly restrict the usable area of the 
property, making it financially unfeasible to develop. This restriction would 
hinder both the property owner and the tenant from achieving a reasonable 
return on investment, making the variance necessary for the project's 
viability 

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; 
a. The property has the unique physical condition of being located on a 

significantly busy street. This traffic flow is necessary to generate the 
required demand from a tenant perspective to be viable. The building 
setbacks and parking space requirements would ultimately cause undue 
hardship based on the unique physical setting of this property. 
 

3. The variation, if granted, will not alter the essential character of the locality; 
The reduced setback and parking space requirements will still ensure 
adequate light and air for neighboring properties. Furthermore, these 
variances will not lead to significant increases in traffic congestion, flooding, 
fire hazards, or demands on public utilities and facilities. Most importantly, 
it will not endanger public health or safety in the area. 
 

4. An adequate supply of light and air to adjacent property will not be impaired; 
a. Granting these variances will not reduce the availability of light or air to 

neighboring properties. The design maintains sufficient open space between 
structures, and the scale of the development aligns with local zoning 
requirements. 
 

5. The hazard from fire and other damages to the property will not be increased; 
a. Granting these variances will not increase the risk of fire or other damage to 

the property. The development will adhere to all applicable fire safety codes 
and building regulations.  
 

6. The taxable value of the land and buildings throughout the Village will not diminish; 
a. Granting these variances will not reduce the taxable value of land and 

buildings in the Village. In fact, the proposed development is expected to 
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enhance property values by improving the local infrastructure and attracting 
new residents or businesses. These variations allows for optimal use of the 
land, potentially increasing the overall tax base, which benefits the 
community without negatively impacting surrounding properties.  

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

a. Granting these variances will not lead to increased street congestion. The 
development plan includes access points to the property that are designed to 
minimize disruption to surrounding streets, ensuring that traffic congestion 
remains manageable. 

 
8. The public health, safety, comfort, morals and welfare of the inhabitants of the 

Village will not be otherwise impaired. 
a. The proposed development will enhance public health, safety, and welfare by 

replacing outdated infrastructure with new, code-compliant systems. The removal of 
the existing building and aging underground piping will allow for the installation of 
modern, safer materials, addressing any potential environmental contamination 
present on the site. This will improve the overall safety and cleanliness of the area, 
benefiting both current and future residents while promoting sustainable 
development. 
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1/4" = 1'-0"1 STOREFRONT 1
1/4" = 1'-0"2 STOREFRONT 2

1/4" = 1'-0"3 STOREFRONT 3
1/4" = 1'-0"4 STOREFRONT 4

1/4" = 1'-0"5 STOREFRONT 5
1/4" = 1'-0"6 STOREFRONT 6

1/4" = 1'-0"7 STOREFRONT 7

STOREFRONT SCHEDULE.

Type
Mark Type Count

Frame
Width

Frame
Height Frame Material and Finish Framed Glazing

1 STOREFRONT 1 1 11' - 0" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
2 STOREFRONT 2 2 7' - 4" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
3 STOREFRONT 3 1 7' - 0" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
4 STOREFRONT 4 1 6' - 0" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
5 STOREFRONT 5 1 6' - 2" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
6 STOREFRONT 6 1 10' - 2" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
7 STOREFRONT 7 1 6' - 4" 9' - 10" KAWNEER BLACK ANODIZED OR APPROVED EQUAL ALUMINUM - THERMALLY BROKEN, 2" x 4 1/2" MULLION PROFILE THERMALLY BROKEN 1" INSULATED, LOW-E, TEMPERED GLASS
Grand total: 8
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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 13, 2024

SUBJECT: 270 BIRCH STREET – VARIATION (CASE NO. 24-16-V2) 

INTRODUCTION

On November 18, 2024, the Zoning Board of Appeals (ZBA) is scheduled to commence a public hearing on 
an application submitted by Spencer and Alexandrea Kaehler (collectively, the “Applicant”) as the owners 
of the property located at 270 Brich Street (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 16.25 feet from the east property line along Birch Street, whereas a 
minimum of 50 feet is required, a variation of 33.75 feet (67.5%) [Section 17.30.050 – Front and 
Corner Yard Setbacks] [Note: The residence currently provides a front yard setback of 49.55 feet].

A mail 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 31, 2024.  As of the 
date of this memo, staff has received one written comment from the public regarding this application.  
This comment is provided in Attachment D.  

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 0.87 acres in size, is located on the west side of Birch Street, 
between Mt. Pleasant Street and Sunset Road, and contains an existing two-story residence with an 
attached garage (see Figure 1).  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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Page 2

Figure 1 – Aerial Map

Figure 2 – Zoning Map

PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS

The residence was constructed in 1929 with the following subsequent building permits issued in:

1. 1972 to remodel the kitchen and install a new bathroom;

2. 1984 to remodel a bedroom and bathroom;

3. 1997 to remodel four bathrooms;

4. 2004 to construct a one-story addition consisting of a conservatory and pool changing room;

5. 2005 to construct an in-ground pool and spa;

6. 2019 to convert a living room into a first floor bedroom suite;

7. 2020 to construct a living room and foyer addition;

Subject 
Property

Mt. Pleasant 
Street 

Birch Street 
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8. 2021 to install an elevator;

9. January 2024 for interior remodeling (currently under construction); and 

10. October 2024 to construct a pergola and terrace (currently under construction).  

Other minor permits have also been issued over the last several years.  The Applicant acquired the 
property in July 2023.  There is one previous zoning case on file for the Subject Property.  In June 1979, 
ZBA Case No. 1226 was denied by the ZBA to allow conversion of a dog run into a tool shed that was 
located within the minimum required front yard setback of 50 feet.

Figures 3 through 5 below and on the following page are current photos of the site.

Figure 3 – Subject Property (Front/East Elevation – Birch Street)

General 
Location of 
Proposed 
Addition
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Figure 4 - Subject Property (Front/East Elevation – Northeast)

Figure 5 – Subject Property (North Side Elevation)

General 
Location of 
Proposed 
Addition

General 
Location of 
Proposed 
Addition

Page 85 of 111



Page 5

PROPOSED PLAN

The variation is being requested in order to construct a one-story attached garage addition on the front 
elevation of the existing residence.  There is an existing two-car attached garage that would be converted 
into storage space and an entrance vestibule.  The proposed garage would accommodate three vehicles; 
and would be side-loaded, meaning the garage doors would not face the street.  The addition would 
measure 21.08 feet by 37.43 feet (789 square feet)  With the exception of the front yard setback, the 
proposed addition complies with the zoning regulations.

Excerpts of the proposed site plan, floor plan, and proposed building elevations are provided below and 
on the following pages as Figures 6 through 10.  The complete set of plans is provided in the application 
materials (Attachment C).  

 Figure 6 –Proposed Site Plan

Blue Shaded Areas 
Represent Proposed 
Driveway Expansion 

Proposed 
Addition
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Figure 7 – Proposed First Floor Plan

Figure 8 – Proposed Front (East) Elevation
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Figure 9 – Proposed North Side Elevation

Figure 10 – Proposed South Side Elevation

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 
11 on the following page represents the Subject Property’s proximity to the floodplain; the cyan 
represents the 100-year floodplain, the orange represents the 500-year floodplain.  A portion of the 
Subject Property along the north property line, west of the existing residence, is located within the 100-
year floodplain; however, the residence itself is not.  Any improvements within the 100-year floodplain 
are subject to the Village’s Flood Hazard Protection Ordinance and the Metropolitan Water Reclamation 
District (MWRD) Water Management Ordinance (WMO).  The proposed addition is located east of the 
existing residence, away from the 100-year floodplain.  
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Figure 11 – GIS Floodplain Map

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 attached 
garage addition to provide a front yard setback of 16.25 feet from the east property line along Birch 
Street, whereas a minimum of 50 feet is required, a variation of 33.75 feet (67.5%).  The existing residence 
is legally nonconforming with respect to the front yard setback as it currently provides a front yard 
setback of 49.55 feet, encroaching the minimum required setback of 50 feet by 0.45 feet.  

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.    

After hearing from the Applicant, and the public, the Board may decide to act on one of two options:

1. Continue the public hearing to a specific date to provide the Applicant and/or staff with additional 
time to address questions and comments from the Board; or

2. Consider a motion recommending approval or denial of the variation. If the ZBA is prepared to 
make a recommendation to the Village Council regarding the requested relief, 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. Front Yard Setback of 16.25 feet from the easterly property line along Birch Street, whereas a 
minimum of 50 feet is required, a variation of 33.75 feet (67.5%) [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 

Subject 
Property
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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
Attachment D:  Public Correspondence
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ZONING MATRIX

ADDRESS:  270 Birch Street
CASE NO:  24-16-V2
ZONING:  R-2

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 200 FT 230.92 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Birch/East)

Min. Side Yard (North) 12 FT 10.29 FT 10.29 FT (3)

Min. Total Side Yards 49.43 FT 57.44 FT 57.44 FT

Min. Rear Yard (West)

NOTES: (1) Based on lot area of 38,048 s.f.
(2) Variation amount is the difference between proposed and requirement.
(3) Proposed garage addition would provide a north side yard setback of 12.29 feet.

OK

33.75 FEET (67.5%) VARIATION50 FT 49.55 FT 16.25 FT -33.3 FT

0 FT EXISTING NONCONFORMING

0 FT OK

25 FT +95 FT +95 FT 0 FT

OK10,566.04 SF (1) 7,837.69 SF 8,626.71 SF 789.02 SF

19,024 SF (1) 13,489 SF 13,955.07 SF 466.07 SF OK

ZONING CODE COMPLIANCE (2)

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTING

OKN/A

ITEM

Min. Lot Size 24,000 SF 38,048 SF N/A

PROPOSED

OK

100 FT 164.77 FT N/A

9,512 SF (1) 5,044.36 SF 5,833.38 SF

N/A

789.02 SF OK

N/A

ATTACHMENT A
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Stormwater Volume Requirements for Development Sites

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 270 Birch Street 
Based upon preliminary review 

of information to date, it 
appears that 270 Birch Street 

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

b) The amount of ILC in addition to
what currently exists on the lot.
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Stormwater Volume Requirements for Development Sites 

The amount of required detention 
volume is then determined using the run-
off coefficient for 100-year storm event.  
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From:
To: Planning
Cc:
Subject: Case No 24-16-V2 (270 Birch)
Date: Sunday, November 3, 2024 3:57:33 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.

We, T. Patrick and Cathlin Murphy, are the owners of 250 Birch St Winnetka, directly south of the
Kaehler residence at 270 Birch.  We strongly advocate for the city to approve the zoning variation
request and allow an extended garage to encroach on the 50 foot setback.

The proposal is the most logical way to allow for more garage space for a family, with it connected
off the existing mudroom/kitchen.  Any other proposal either limits garage/storage space, breaks up

the yard and/or creates a 2nd structure on the property.  We are grateful this 100 year old has been
lovingly restored, rather than razed.  I would love to see the city continue to make decisions that
favor those that look to preserve these home and make them functional for the next 100 years.

I don’t plan to attend the hearing in person but am happy to speak further with anyone from the
city,

Patick Murphy

This electronic mail message and any attached files contain information intended for the exclusive use of the
individual or entity to whom it is addressed and may contain information that is proprietary, confidential
and/or exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby
notified that any viewing, copying, disclosure or distribution of this information may be subject to legal
restriction or sanction. Please notify the sender, by electronic mail or telephone, of any unintended recipients
and delete the original message without making any copies.
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