
 

 

ZONING BOARD OF APPEALS REGULAR VIRTUAL MEETING AGENDA  
MONDAY, JUNE 14, 2021 - 7:00 PM 

In accordance with social distancing requirements and Governor Pritzker’s Executive Order 2021-11 and Senate 
Bill 2135, the Winnetka Zoning Board of Appeals meeting on Monday, June 14, 2021 will be held virtually. The 
meeting will be livestreamed via the Zoom platform.  In accordance, with Public Act 101-0640, at least one 
representative from the Village will be present at Village Hall Council Chambers at 510 Green Bay Road, 
Winnetka, IL, and the virtual meeting will be simulcast at Village Hall for members of the public who do not 
wish to view the virtual meeting from another location.  Pursuant to the Executive Order issued by the 
Governor, the number of people who may gather at Village Hall for the meeting is limited due to the mandated 
social distancing guidelines.  Accordingly, the opportunity to view the virtual meeting at Village Hall is 
available on a “first-come, first-served” basis.    
 

The public has the following two options for virtually observing and participating during this virtual Zoning 
Board of Appeals meeting, including the ability to provide testimony or comments.  Persons wishing to 
participate are strongly encouraged (but not required) to complete the Sign-In form found at 
www.villageofwinnetka.org/meetingsignin.  

1) Telephone (audio only). Call: 312-626-6799; when prompted enter the Webinar ID:  979 7715 2217 
(Please note there is no additional passcode or attendee ID required.)  

2) Livestream (both audio and video feed). Download the Zoom meetings app to your smart phone, 
tablet, or computer, and then join Webinar ID:  979 7715 2217; Webinar Passcode:  ZBA061421 
 

If you wish to provide testimony or comments prior to the meeting, you may provide them one of three ways: 

1) By sending an email to planning@winnetka.org; 

2) By sending a letter to Community Development Department, Village of Winnetka, 510 Green Bay 
Road, Winnetka, IL  60093; or 

3) By leaving a voice mail message at the phone number 847-716-3524. All voicemail messages will be 
transcribed into a written format. 

 

Please be advised if, prior to the scheduled public hearing date, Governor Pritzker rescinds, or does not extend, 
his current disaster declaration allowing for remote meetings, the Village will be required to conduct public 
hearings in the traditional in-person format only, at Village Hall, 510 Green Bay Road, Winnetka Illinois in the 
Village Council Chambers.  Please contact the Community Development Department at 847-716-3525 for 
confirmation of the meeting location. 
 

All comments received prior to the posting of the agenda packet will be included in the agenda packet.  All 
comments received after the agenda packet has been posted and received by 6:00 PM the day of the meeting 
will be read at the meeting by staff.  Such public comment is limited to 200 words or less and should identify 
both (1) the subject of the comment being offered (such as property address or case number of the agenda 
item) and (2) the full name of the individual providing the comments.  In addition, you may wish to include 
your street address, phone number, and the name of the organization or agency you represent, if applicable.  
 

General comments for matters not on the agenda will be read at the end of the meeting under Public Comment. 
Comments specific to a particular agenda item will be read during the discussion of that agenda item.  
 

All emails received will be acknowledged either during or after the meeting, depending on when they are 
received.   

Persons seeking additional information concerning  any of the applications, accessing the virtual meetings, or 
requesting alternative means to provide testimony or public comment are directed to email inquiries to 
planning@winnetka.org or by calling 847-716-3525. 

http://www.villageofwinnetka.org/meetingsignin
mailto:planning@winnetka.org
mailto:planning@winnetka.org


ZONING BOARD OF APPEALS REGULAR VIRTUAL MEETING AGENDA  
MONDAY, JUNE 14, 2021 - 7:00 PM 

AGENDA ITEMS 
1. Call to Order & Roll Call. 
 

2. Introductory Remarks Regarding Conduct of Virtual Meeting. 
 

3. Approval of Minutes – May 10, 2021. 
 

4. Case No. 21-16-V2:  1184 Tower Road (Continued from the May 10, 2021 meeting):  An amended 
application submitted by Ann Hewitt seeking approval of zoning variations to allow construction of 
additions at 1184 Tower Road.  The requested zoning variations would permit the additions to (i) 
exceed the maximum permitted front yard lot coverage; (ii) exceed the maximum permitted building 
size; (iii) provide less than the minimum required front yard setback; and (iv) provide less than the 
minimum required total side yard setback.  The plans have been amended to eliminate the previously 
requested zoning variation to exceed the maximum permitted width of a front-facing attached garage 
and to reduce the requested variations for front yard lot coverage and maximum building size.  The 
Village Council has final jurisdiction on this request. 
 

5. Case No. 21-21-V2:  747 Walden Road:  An application submitted by Joshua and Y. Grace Ha seeking 
approval of a zoning variation to allow construction of a new single-family residence at 747 Walden 
Road.  The requested zoning variation would permit the new residence to provide less than the 
minimum required front yard setback from Walden Road.  The Village Council has final jurisdiction on 
this request. 

 

6. Case No. 21-15-SU:  385 Winnetka Avenue – New Trier High School:  An application submitted by the 
Board of Education of New Trier Township High School District 203 seeking approval of an amendment 
to an existing Special Use Permit, which allowed the expansion of the school building and roadway 
improvements, and zoning variations to allow the replacement of the existing Gates Gym with the 
construction of an addition on the east side of the high school and the construction of parking lot 
improvements at 385 Winnetka Avenue.  The requested zoning variations would permit the 
improvements to (i) exceed the maximum permitted building size; (ii) exceed the maximum permitted 
roofed lot coverage; (iii) exceed the maximum permitted impermeable lot coverage, (iv) provide less 
than the minimum required front yard setback from Essex Road; (v) to exceed the maximum 
permitted building height; and (vi) provide less than the minimum required area for a parking space.  
The Village Council has final jurisdiction on this request. 

 

7. Other Business. 
a. Community Development Report 
b. July 12, 2021 Meeting - Quorum check 

 

8. Public Comment. 
 

9. Adjournment 
 

Note:  Public comment is permitted on all agenda items. 
 

NOTICE 
 

All agenda materials are available at www.villageofwinnetka.org/agendacenter . 
 

The Village of Winnetka, in compliance with the Americans with Disabilities Act, requests that all 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). 

http://www.villageofwinnetka.org/agendacenter


 

WINNETKA ZONING BOARD OF APPEALS MEETING MINUTES 1 
MAY 10, 2021 2 

 3 
Zoning Board Members Present:  Matt Bradley, Chairman 4 

Lynn Hanley 5 
Mike Nielsen  6 
Max Weigandt 7 

 8 
Zoning Board Members Absent:  E. Gene Greable  9 

Kimberly Handler 10 
 11 
Village Staff:  David Schoon, Director of Community Development  12 

 Brian Norkus, Assistant Director of Community 13 
Development  14 

  Ann Klaassen, Senior Planner  15 
 16 

Minutes of the Zoning Board of Appeals 17 
May 10, 2021 18 

 19 
Call to Order & Roll Call: 20 
Chairman Bradley called the meeting to order at 7:04 p.m. and read the Oral Declaration into the record. 21 
Ms. Klaassen took roll call of the Board Members present.  22 
 23 
Introductory Remarks Regarding Conduct of Virtual Meeting. 24 
Chairman Bradley outlined the agenda items and explained how the virtual meeting would take place. 25 
He also explained how public participation would take place and outlined the rules of procedure.   26 
 27 
Approval of April 12, 2021 meeting minutes. 28 
Chairman Bradley asked if there were any comments or corrections or a motion to approve the April 12, 29 
2021 meeting minutes. Ms. Hanley moved to approve the April 12, 2021 meeting minutes and Mr. 30 
Weigandt seconded the motion. A vote was taken and the motion unanimously passed, 4 to 0:  31 
AYES: Bradley, Hanley, Nielsen, Weigandt  32 
NAYS: None 33 
 34 
Case No. 21-11-V2: 645 Hibbard Road (Continued from the April 12, 2021 meeting): An application 35 
submitted by Steffen and Brenda Jacobsen seeking approval of a zoning variation to allow a fence at 36 
645 Hibbard Road along its Hibbard Road, Pine Street and a portion of its east property line. The 37 
requested zoning variation would permit the fence to exceed the maximum permitted height. The 38 
Zoning Board of Appeals has final jurisdiction on this request.  39 
The Applicants have withdrawn their application. The Board will not be taking any further action on this 40 
item.  41 
 42 
Case No. 21-16-V2: 1184 Tower Road: An application submitted by Ann Hewitt seeking approval of 43 
zoning variations to allow construction of additions at 1184 Tower Road. The requested zoning 44 
variations would permit the additions to: (i) exceed the maximum permitted front yard lot coverage; 45 
(ii) exceed the maximum permitted building size; (iii) provide less than the minimum required front 46 
yard setback; (iv) provide less than the minimum required total side yard setback and (v) exceed the 47 
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maximum permitted front facing attached garage width. The Village Council has final jurisdiction on 1 
this request.  2 
Ms. Klaassen identified the proposed additions as well as the property’s location, size, zoning 3 
classification and photos. She then outlined the proposed variations for front yard lot coverage, 4 
maximum permitted building size, front yard and total side yard setbacks as well as the requested 5 
variations for the proposed garage addition. Ms. Klaassen then referred the first and second floor plans 6 
and front elevation. She informed the Board no additional public correspondence has been received 7 
other than one email. Ms. Klaassen noted a draft motion is provided on page 8 of the agenda report and 8 
asked if there were any questions.  9 
 10 
Chairman Bradley also asked if there were any questions. Ms. Hanley referred to the minimum front 11 
yard requirement and asked if there would not be an issue if not for the block’s average setback 12 
requirement as well as the proposed garage width. Ms. Klaassen responded the proposed garage width 13 
is 24.4 feet and the applicant is proposing two front facing garage doors, that comply with the permitted 14 
front-facing garage door width. Chairman Bradley referred to the garage width calculations and 15 
questioned the garage’s depth. Ms. Klaassen stated the garage’s location did not play a part in the front 16 
yard lot coverage. She then described how the block average applied in terms of the setback 17 
calculations. Ms. Hanley asked if maximum front yard lot coverage is different from impermeable lot 18 
coverage and Ms. Klaassen described how the front yard lot coverage is calculated. Mr. Weigandt asked 19 
if the driveway would become larger and Ms. Klaassen confirmed that is correct and referred to the 20 
driveway in the site plan and the plat of survey on page 20.  21 
 22 
Chairman Bradley asked if there were any other questions. No additional questions were raised at this 23 
time. Chairman Bradley then asked for the applicant to be brought into the meeting.   24 
 25 
Mr. Norkus allowed the applicant into the meeting to comment. Chairman Bradley swore in those 26 
speaking to this matter. Ann Hewitt read her prepared statement into the record and described the 27 
features lacking in the home and describing it as functionally obsolete. She stated if the home was sold, 28 
it would likely be sold for the land value and they do not want the home to be torn down. Ms. Hewitt 29 
stated the remodeled home would allow for the expansion of its utility and would retain the home’s 30 
appearance while providing an up-to-date home for them and other families in the future. 31 
 32 
Jonathan Gordon, Ms. Hewitt’s husband, referred to their attempts to minimize the necessary variations 33 
to achieve their objective. Ms. Hewitt stated regarding the Board’s driveway concerns, she noted it is 34 
shared with the east neighbor and is difficult to enter and exit. She stated the steep apron was installed 35 
years ago to mitigate safety issues in terms of pedestrian and vehicular traffic. Ms. Hewitt then referred 36 
to page 30 and noted the proposed drive is 428 square feet less than the current driveway due to the 37 
setback being moved. Mr. Gordon noted a portion of the garage is sitting on an existing portion of the 38 
driveway. Kevin Juneau, the designer of the project, stated in connection with the driveway design and 39 
garage, it would contain the minimum amount of space to get out of the garage and exit the driveway.  40 
 41 
Chairman Bradley asked for the justification in connection with the garage width. Mr. Juneau described 42 
the garage door opening restrictions illustrated on page 29. Chairman Bradley stated the schematics 43 
shown are for the Village’s standard garage widths.  Mr. Juneau described the applicant’s difficulties in 44 
getting out of the vehicle in the garage as they get older. Mr. Gordon noted the existing garage is 11 feet 45 
wide on the inside. He also referred to the Village’s intent of eliminating vehicles in driveways. Ms. 46 
Hewitt stated their intent is to honor the home’s original design and noted there are other homes on 47 
Tower Road with circular driveways. She informed the Board there is a hedge of Arbor Vitae which 48 
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would screen the property from the street and referred to the existing nonconforming issues. Ms. 1 
Hewitt also stated it is important to save the trees and minimize water issues. She then stated the 2 
proposed additions would not extend very far from the home and identified the home’s interior height 3 
restraints the proposed additions would solve. Ms. Hewitt then asked if there were any questions. Mr. 4 
Gordon referred to page 6 which identified the 7-foot height boundary clearance and stated they want 5 
to ensure the home has a future for future buyers.  6 
 7 
Chairman Bradley asked if there were any questions from the Board. He then questioned the Arbor 8 
Vitae. Ms. Hewitt and Mr. Gordon confirmed there are existing 20-foot Arbor Vitae on the property. No 9 
additional questions were raised at this time. Chairman Bradley then asked for public comment.  10 
 11 
Chairman Bradley swore in those speaking to this matter. John Kearn, 1174 Tower Road, stated they live 12 
to the east of the property and have no objection to the variations requested. Annie Kearn, 1174 Tower 13 
Road, referred to the applicant’s lower property elevation and the shared driveway. She stated if the 14 
driveway is changed, they would not be able to exit the driveway without the use of a portion of the 15 
applicant’s driveway. Ms. Klaassen confirmed there is no one else in Village Hall to comment.  16 
 17 
Mr. Norkus allowed members of the public into the meeting. No comments were made at this time.  18 
 19 
Chairman Bradley then called the matter in for discussion. Mr. Nielsen stated the request represented 20 
the sum of all parts and all five variations together appear to be a wish list in terms of the home the 21 
applicants want. He referred to the standard in connection with the garage and the applicants’ 22 
preference in terms of convenience. Mr. Weigandt agreed with Mr. Nielsen’s comments and agreed it 23 
would be difficult to grant a variance for the garage. He commented the home is beautiful and if the 24 
home was deemed historic, the applicants may qualify the new additional GFA bonus. Mr. Weigandt 25 
referred to the fact that the home may otherwise be a teardown. Mr. Nielsen referred to the 26 
nonconforming existing GFA amount and the requested GFA amount should be doable which would 27 
eliminate variation nos. 2 and 5. Ms. Hanley stated she had no issue with the rear addition which would 28 
not result in the need for any variations. She agreed that the garage did not need to be as large as is 29 
being requested and referred to the small home on a small lot. Ms. Hanley stated she understood the 30 
issues with living on Tower Road and she could not get past the two-car garage request adding 600 31 
square feet to the front yard lot coverage. She questioned whether a two-car garage can be done while 32 
reducing front yard lot coverage significantly.  33 
 34 
Chairman Bradley asked the applicants if consideration was given to locate the garage in the rear. Mr. 35 
Juneau identified the garage options they explored and identified the issues its relocation presented. 36 
Mr. Weigandt asked if the garage is located in the rear, he questioned the net effect of the remaining 37 
variations. Mr. Juneau responded the rear additions are two-story additions and described the issue as 38 
form following function. He indicated the 22-foot garage width represented a minimum necessity for 39 
the garage to function.  40 
 41 
Chairman Bradley referred to the applicants’ testimony in their discussion with realtors that the home 42 
had no value in its current condition and stated he did not agree with that. He referred to the standard 43 
garage width and there are no unique justifications for the garage. Chairman Bradley then stated the 44 
upstairs living condition is unique to the home’s character and the proposed additions would bring the 45 
home up to modern day standards. He then stated he saw no evidence the standards have been met in 46 
connection with the garage although there are no practical alternatives for its relocation.  47 
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Chairman Bradley asked the Board Members if they felt the applicants should be given the opportunity 1 
to remedy the garage width and front yard lot coverage issues which would alleviate the Board’s 2 
concerns. The Board Members agreed with Chairman Bradley’s suggestion. Ms. Hanley also asked for 3 
the applicants to consider lowering the front yard lot coverage amount.  4 
 5 
Chairman Bradley stated the options are for the applicants to ask for a continuance to a date certain to 6 
modify the request based on the Board’s comments or for the Board to vote now with a negative 7 
recommendation to the Village Council. Mr. Gordon asked for clarification on the Board’s 8 
recommendation in terms of the impermeable lot coverage calculations. Ms. Klaassen indicated if the 9 
garage width is reduced, it is possible there would be a corresponding driveway reduction noting the 10 
existing 825 square feet is within the 30-foot front yard area. Ms. Hanley suggested the driveway could 11 
be a straight driveway as opposed to having the apron. Mr. Gordon agreed that is possible and noted 12 
the second curb cut would need to remain for the Kearns. Ms. Hewitt informed the Board they 13 
considered that alternative and the Kearns use the driveway due to its steep slope. Mr. Gordon then 14 
informed the Board the sidewalk slope would have to be changed to correct the driveway sloping 15 
condition.  16 
 17 
Mr. Juneau asked if the garage width was changed to address the Board’s concern whether the 18 
remainder of the variation requests can be approved contingent on the garage’s size. Chairman Bradley 19 
questioned whether that is possible due to the variations’ relationship. Mr. Juneau stated reducing the 20 
garage to 22 feet would help the applicants continue on with the project’s design and construction.  21 
 22 
Mr. Schoon stated the Board could recommend approval on four of the five variations with the 23 
applicants making their argument to the Village Council with regard to front yard lot coverage. Ms. 24 
Hewitt stated they would like to ask for a continuance. Mr. Schoon confirmed the next meeting date is 25 
June 14, 2021.  26 
 27 
Chairman Bradley asked for a motion to continue the request. Ms. Hanley moved to continue the matter 28 
to June 14, 2021. The motion was seconded by Mr. Nielsen. A vote was taken and the motion 29 
unanimously passed, 4 to 0:  30 
AYES: Bradley, Hanley, Nielsen, Weigandt  31 
NAYS: None 32 
 33 
Other Business: 34 

a. Community Development Report. 35 
Mr. Schoon confirmed there is no Community Development report.  36 
 37 

b. June 14, 2021 Quorum check.  38 
The Board Members discussed their availability. Mr. Schoon informed the Board they are working on 39 
filling the open Board positions.  40 
 41 
Public Comment. 42 
No comments were made at this time.   43 
 44 
Adjournment:  45 
A motion to adjourn was made by Mr. Weigandt and seconded by Ms. Hanley. A vote was taken and the 46 
motion unanimously passed, 4 to 0:  47 
AYES: Bradley, Hanley, Nielsen, Weigandt  48 
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NAYS: None 1 
 2 
The meeting adjourned at 8:49 p.m. 3 
 4 
Respectfully submitted,  5 
 6 
Antionette Johnson 7 
Recording Secretary 8 
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MEMORANDUM  
VILLAGE OF WINNETKA  

TO: ZONING BOARD OF APPEALS  

FROM: ANN KLAASSEN, SENIOR PLANNER 

DATE: JUNE 10, 2021  

SUBJECT:  1184 TOWER ROAD – VARIATIONS (AMENDED CASE NO. 21-16-V2)  

 
INTRODUCTION 

On June 14, 2021, the Zoning Board of Appeals will continue a virtual public hearing, in accordance with 
social distancing requirements and Governor Pritzker’s Executive Orders and Senate Bill 2135, on an 
amended application submitted by Ann Hewitt (the “Applicant”), as the owner of the property located 
at 1184 Tower Road (the “Subject Property”).  The Applicant now requests approval of the following 
zoning variations to allow construction of additions to the existing residence on the Subject Property: 

1. Front Yard Lot Coverage of 1,204 square feet, whereas a maximum of 711 square feet is 
permitted, a variation of 493 square feet (69.34%) [Section 17.30.030 – Intensity of Use of Lot] 
[Note: The site currently contains 825 square feet of FYLC.  The proposed addition would add 
379 square feet of FYLC]; 

2. Gross Floor Area (GFA) of 4,422.84 square feet, whereas a maximum of 4,202.8 square feet is 
permitted, a variation of 220.04 square feet (5.23%) [Section 17.30.040 – Maximum Building 
Size]; 

3. Front Yard Setback of 33.07 feet, whereas a minimum of 38.07 feet is required, a variation of 5 
feet (13.13%) [Section 17.30.050 – Front and Corner Yard Setbacks]; and 

4. Total Side Yard Setback of 15.5 feet, whereas a minimum of 19.9 feet is required, a variation of 
4.4 feet (22.11%) [Section 17.30.060 – Side Yard Setback] [Note:  The residence currently 
provides a total side yard setback of 19.9 feet]. 

 
The initial hearing on May 10, 2021, was properly noticed on April 22, 2021, in the Winnetka Talk and a 
mailed notice was sent to property owners within 250 feet of the Subject Property in compliance with 
the Zoning Ordinance.  As of the date of this memo, staff has received one written comment from the 
public regarding this application.  This comment was included in the May 4, 2021, staff report as 
Attachment D.  For reference, the May 4 staff report and attachments is provided as Attachment C1 of 
this report.  The neighbors immediately east of the Subject Property both spoke in support of the 
request at the May 10 ZBA meeting. 
 
As will be discussed later in the report, the Applicant has eliminated the zoning relief requested for the 
front-facing attached garage width and reduced the extent of the zoning relief requested for front 
yard lot coverage and gross floor area.  The Village Council still has final jurisdiction on this request as 
only the Council has the authority to grant a variation to exceed the permitted lot coverage by more 
than 20%.   
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MAY 10, 2021, ZBA PUBLIC HEARING 

At its regular monthly meeting on May 10, the ZBA held a public hearing on the Applicant’s requested 
zoning relief.  At the May meeting, the Board focused its discussion on the variations requested 
regarding the width of the proposed garage addition and the amount of additional front yard lot 
coverage.  The Board  asked the Applicant if the width of the garage and the area of the driveway could 
be reduced to minimize the relief necessary.  At the request of the Applicant, the Board voted 
unanimously to continue the request until the June meeting to provide the Applicant an opportunity to 
consider reducing the size of the proposed garage addition and the amount of additional driveway 
surface within the minimum required 30-foot front yard.  A copy of the draft May 10 minutes is included 
in the June 14 agenda packet for the ZBA’s approval. 
 
AMENDED PROPOSED PLAN 

In response to comments and questions at the May 10 ZBA meeting, the Applicant has provided the 
attached narrative and revised plans (Attachment B1).  The plans have been revised to reduce the width 
the proposed garage addition, as well as the second-floor addition above, and the area of front yard lot 
coverage has also been reduced.  The proposed garage would be 22 feet in width, rather than 24.4 feet 
as originally proposed.  The overall size of the garage addition has been reduced to 537 square feet of 
gross floor area, a reduction of 59 square feet from the original plan.  As a result of the reduction of the 
width of the proposed garage, the second-floor addition above has been reduced to 453 square feet of 
gross floor area, a reduction of 42 square feet.  The proposed two-story addition at the rear of the home 
remains unchanged.  In total, the proposed additions have been reduced to 1,807.67 square feet of 
gross floor area, a reduction of 101 square feet from the original plan. 
 
The area of the driveway within the 30-foot front yard has been reduced to 1,204 square feet, a 
reduction of 137.56 square feet of impermeable lot coverage from the original plan. 
 
Excerpts of the amended front building elevation, site plan, and first floor plan are provided below and 
on the following pages as Figures 1 through 3.   
 

 
Figure 1 – Amended Front Building Elevation 
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complies with the permitted width of 22 feet.  The requested variations for the front yard setback and 
total side yard setback remain unchanged.    
    
Front Yard Setback.  The existing residence currently provides a front yard setback of 52.7 feet.  The 
proposed garage and studio addition would provide a front yard setback of 33.07 feet, whereas a 
minimum setback of 38.07 feet, the average of the block, is required.  (Note: If it were not for the 
minimum average front yard setback requirement, the minimum front yard requirement for this lot, 
which is located in the R-4 District, would be 30 feet. 
 
Front Yard Lot Coverage.  The maximum permitted front yard lot coverage (FYLC) in the R-4 zoning 
district is 30% of the minimum required front yard, which means no more than 30% of the area 
measured 30 feet from the front property line may be covered with impermeable surfaces.  The intent 
of this standard is twofold: (1) to limit the amount of hard surface area located within the required 
front yard and; (2) to discourage vehicles from parking within the required front yard.  The existing 
improvements within the 30-foot front yard consist of 825 square feet of FYLC, exceeding the maximum 
permitted FYLC by 114 square feet.  To provide access to the proposed garage, the driveway would be 
expanded by approximately 379 square feet; bringing the total FYLC to 1,204 square feet, whereas a 
maximum of 711 square feet is permitted.  Again, this is 137.56 square feet less than what was 
originally proposed. 
 
Maximum Building Size (Gross Floor Area).  The site currently contains 2,615.17 square feet of gross 
floor (GFA).  The increase in GFA with the proposed amended additions is 1,807.67 square feet; bringing 
the total GFA to 4,422.84 square feet, whereas a maximum of 4,202.8 square feet is permitted.  Again, 
this is a reduction of 101 square feet from the original proposal. 
 
Total Side Yard Setback.  The existing residence currently provides a total side yard setback of 15.5 feet; 
6 feet from the east property line and 9.5 feet (measured to the permitted chimney encroachment) 
from the west property line.  The side yard setbacks would remain unchanged with the proposed 
additions, but it should be noted that the addition closest to either side lot line is the proposed garage, 
which would provide an east side yard setback of 9.02 feet.  That being said, the existing total side yard 
setback of 15.5 feet will remain, whereas a minimum of 19.9 feet is required. 
 
The following compares the Zoning Ordinance requirements, the existing conditions, as well as the 
difference between what the Applicant originally proposed and the amended plan currently before the 
Board. 
 
 CODE 

REQUIREMENT 
EXISTING 

CONDITION ORIGINAL PLAN AMENDED PLAN 

MINIMUM 
FRONT YARD 

SETBACK 
38.07 feet 52.7 feet  33.07 feet 33.07 feet 

MAXIMUM 
FRONT YARD LOT 

COVERAGE 

711  
square feet 

825  
square feet 

1,341.56  
square feet 

1,204  
square feet 

MAXIMUM 
GROSS FLOOR 

AREA 

4,202.8  
square feet 

2,615.17  
square feet 

4,524.22  
square feet 

4,422.84  
square feet 

MINIMUM TOTAL 
SIDE YARD 
SETBACK 

19.9 feet 15.5 feet 15.5 feet 15.5 feet 
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FINDINGS 

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. Front Yard Lot Coverage of 1,204 square feet, whereas a maximum of 711 square feet is
permitted, a variation of 493 square feet (69.34%) [Section 17.30.030 – Intensity of Use of
Lot];

2. Gross Floor Area (GFA) of 4,422.84 square feet, whereas a maximum of 4,202.8 square feet
is permitted, a variation of 220.04 square feet (5.23%) [Section 17.30.040 – Maximum
Building Size];

3. Front Yard Setback of 33.07 feet, whereas a minimum of 38.07 feet is required, a variation
of 5 feet (13.13%) [Section 17.30.050 – Front and Corner Yard Setbacks]; and

4. Total Side Yard Setback of 15.5 feet, whereas a minimum of 19.9 feet is required, a variation
of 4.4 feet (22.11%) [Section 17.30.060 – Side Yard Setback].

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 has been met [has 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 A1:  Amended Zoning Matrix 
Attachment B1:  Applicant’s Narrative and Revised Plans  
Attachment C1:  May 4, 2021, ZBA Staff Report and Attachments 



ZONING MATRIX
(Amended 05.25.2021)
ADDRESS:  1184 Tower Road
CASE NO:  21-16-V2
ZONING:  R-4

MIN/MAX 
REQUIREMENT EXISTING

EXISTING NONCONFORMING

Min. Average Lot Width

Min. Lot Depth 120 FT 150 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Max. Front Yard Lot Coverage 711 SF 825 SF 1,204 SF 379 SF 493 SF (69.34%) VARIATION

Min. Front Yard (Tower/North)

Min. Side Yard (East)

Min. Total Side Yards

Min. Rear Yard (South)
NOTES: (1) Based on lot area of 11,939 s.f.

(2) Variation amount is the difference between proposed and requirement.
(3) Proposed addition would provide an east side yard setback of 9.02 feet, in complaince with the minimum required

side yard setback of 7.96 ft.

OK

5 FT (13.13%) VARIATION

EXISTING NONCONFORMING

19.9 FT 15.5 FT 4.4 FT (22.11%) VARIATION

6 FT (3) 0 FT

38.07 FT 52.7 FT 33.07 FT (19.63) FT

220.04 SF (5.23%) VARIATION

5,969.5 SF (1) 3,999.08 SF 4,504.61 SF 505.53 SF OK

4,202.8 SF (1) 2,615.17 SF 4,422.84 SF 1,807.67 SF

OK

3,223.53 SF (1) 1,784.24 SF 2,669.96 SF 885.72 SF OK

60 FT 79.59 FT N/A N/A

N/A N/A OK

ZONING CODE COMPLIANCE (2)

N/A

ITEM

Min. Lot Size 12,600 SF 11,939 SF N/A

22.5 FT 60.7 FT 

DIFFERENCE BETWEEN 
PROPOSED & EXISTINGPROPOSED

45.3 FT (15.4) FT

15.5 FT 0 FT

7.96 FT 6 FT 

ATTACHMENT A1
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MEMORANDUM  
VILLAGE OF WINNETKA  

TO: ZONING BOARD OF APPEALS  

FROM: ANN KLAASSEN, SENIOR PLANNER 

DATE: MAY 4, 2021  

SUBJECT:  1184 TOWER ROAD – VARIATIONS (CASE NO. 21-16-V2)  

 
INTRODUCTION 

On May 10, 2021, the Zoning Board of Appeals is scheduled to hold a virtual public hearing, in accordance 
with social distancing requirements and Governor Pritzker’s Executive Orders and Senate Bill 2135, on an 
application submitted by Ann Hewitt (the “Applicant”) as the owner of the property located at 1184 Tower 
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. Front Yard Lot Coverage (FYLC) of 1,341.56 square feet, whereas a maximum of 711 square feet 
is permitted, a variation of 630.56 square feet (88.69%) [Section 17.30.030 – Intensity of Use of 
Lot] [Note:  The site currently contains 825 square feet of FYLC.  The proposed improvements 
would add 516.56 square feet of FYLC]; 

2. Gross Floor Area (GFA) of 4,524.22 square feet, whereas a maximum of 4,202.8 square feet is 
permitted, a variation of 321.42 square feet (7.65%) [Section 17.30.040 – Maximum Building 
Size]; 

3. Front Yard Setback of 33.07 feet, whereas a minimum of 38.07 feet is required, a variation of 5 
feet (13.13%) [Section 17.30.050 – Front and Corner Yard Setbacks]; 

4. Total Side Yard Setback of 15.5 feet, whereas a minimum of 19.9  feet is required, a variation of 
4.4 feet (22.11%) [Section 17.30.060 – Side Yard Setback] [Note:  The residence currently provides 
a total side yard setback of 19.9 feet.]; 

5. Front-facing attached garage width of 24.42 feet, whereas a maximum of 22 feet is permitted, a 
variation of 2.42 feet (11%) [Section 17.30.110 – Garages]. 

 
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 April 22, 2021.  As of 
the date of this memo, staff has received one written comment from the public regarding this application.  
The comment is provided in Attachment D of this report.   
 
The Village Council has final jurisdiction on this request as only the Council has the authority to grant a 
variation to exceed the permitted lot coverage by more than 20%.  
 
PROPERTY DESCRIPTION 

The Subject Property, which is approximately 0.27 acres in size, is located on the south side of Tower 
Road, between Gordon Terrace and Auburn Road, and contains an existing two-story residence (see 
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Figure 1).  The property is zoned R-4 Single Family Residential, and it is bordered by R-4 Single Family 
Residential to the east, west, and south, and R-3 Single Family Residence 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. 
 

 
Figure 1 – Aerial Map 

 

 
Figure 2 – Zoning Map 

 
PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS 

The residence and garage were constructed in 1925.  The following subsequent building permits were 
issued in: 

1. 1977 to construct a room addition on the existing garage; 

2. 1981 to construct an addition to the residence; 

3. February 1985 to construct an attached frame shed on the east side of the residence; 
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4. September 1985 to construct an addition and remodel the kitchen; 

5. 2011 to remodel the first floor and the basement. 
 
Other minor permits were issued over the last several years.  The Applicant acquired the property in 
2000.  There are no previous zoning cases on file for the Subject Property. 
 
Figure 3 below is a current photo of the site. 
 

 
Figure 3 – Subject Property (Front Elevation) 

 
PROPOSED PLAN 

The variations are being requested in order to construct an addition in front of the existing one-car garage 
as well as on the rear of the residence.  The existing garage would be converted into a mudroom and a 
multi-purpose room.  The increase in GFA is 1,909.05 square feet.  The proposed additions are described 
as follows: 
 
First Floor: 

• Two-car attached garage measuring 24.42 feet by 24.42 feet (596 square feet); 

• Pantry, which is an infill addition between the existing garage and the kitchen, measuring 8.5 feet 
by 4 feet (34 square feet); and 

• Living room measuring 17.5 feet by 17.5 feet (306 square feet). 
 
Second Floor: 

• Studio measuring 495 square feet above the garage addition; 

• Master bedroom measuring 17.5 feet by 17.33 feet (303 square feet); and 

• Master bathroom measuring 15 feet by 11.6 feet (174 square feet). 
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Front Yard Lot Coverage.  The maximum permitted FYLC in the R-4 zoning district is 30% of the minimum 
required front yard, which means no more than 30% of the area measured 30 feet from the front property 
line may be covered with impermeable surfaces.  The intent of this standard is twofold: (1) to limit the 
amount of hard surface area located within the required front yard and; (2) to discourage vehicles from 
parking within the required front yard.  The existing improvements within the 30-foot front yard consist 
of 825 square feet of FYLC, exceeding the maximum permitted FYLC by 114 square feet.  To provide access 
to the proposed garage, the driveway would be expanded by approximately 517 square feet; bringing the 
total FYLC to 1,341.56 square feet, whereas a maximum of 711 square feet is permitted. 
 
Maximum Building Size.  The site currently contains 2,615.17 square feet of GFA.  The increase in GFA 
with the proposed additions is 1,909.05 square feet; bringing the total GFA to 4,524.22 square feet, 
whereas a maximum of 4,202.8 square feet is permitted. 
 
Total Side Yard Setback.  The existing residence currently provides a total side yard setback of 15.5 feet; 
6 feet from the east property line and 9.5 feet (measured to the permitted chimney encroachment) from 
the west property line.   The side yard setbacks would remain unchanged with the proposed additions, 
but it should be noted that the addition closest to either side lot line is the proposed garage, which would 
provide an east side yard setback of 9.02 feet.  That being said, the existing total side yard setback of 15.5 
feet will remain, whereas a minimum of 19.9 feet is required. 
 
Front-Facing Attached Garage Width.  The existing residence currently has a one-car front-facing attached 
garage, measuring approximately 13 feet in width.  The proposed garage addition would be located in 
front of the existing garage and measure 24.42 feet in width, with garage doors that are part of the front 
elevation (i.e. front-facing).  The maximum permitted width of an attached garage with garage doors that 
are part of the front elevation is 22 feet.  Though the garage exceeds the maximum permitted width, the 
individual garage doors do not exceed the maximum permitted individual width of nine feet.   The intent 
of both of these requirements is to prevent garage doors from dominating the front façade of the house.   
 
FINDINGS 

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. Front Yard Lot Coverage (FYLC) of 1,341.56 square feet, whereas a maximum of 711 square 
feet is permitted, a variation of 630.56 square feet (88.69%) [Section 17.30.030 – Intensity of 
Use of Lot]; 

2. Gross Floor Area (GFA) of 4,524.22 square feet, whereas a maximum of 4,202.8 square feet is 
permitted, a variation of 321.42 square feet (7.65%) [Section 17.30.040 – Maximum Building 
Size]; 

3. Front Yard Setback of 33.07 feet, whereas a minimum of 38.07 feet is required, a variation of 
5 feet (13.13%) [Section 17.30.050 – Front and Corner Yard Setbacks]; 

4. Total Side Yard Setback of 15.5 feet, whereas a minimum of 19.9  feet is required, a variation 
of 4.4 feet (22.11%) [Section 17.30.060 – Side Yard Setbacks]; 

5. Front-facing attached garage width of 24.42 feet, whereas a maximum of 22 feet is permitted, 
a variation of 2.42 feet (11%) [Section 17.30.110 – Garages]. 
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ATTACHMENTS 

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

ADDRESS:  1184 Tower Road
CASE NO:  21-16-V2
ZONING:  R-4

MIN/MAX 
REQUIREMENT EXISTING

EXISTING NONCONFORMING

Min. Average Lot Width

Min. Lot Depth 120 FT 150 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Max. Front Yard Lot Coverage 711 SF 825 SF 1,341.56 SF 516.56 SF 630.56 SF (88.69%) VARIATION

Min. Front Yard (Tower/North)

Min. Side Yard (East)

Min. Total Side Yards

Min. Rear Yard (South)
NOTES: (1) Based on lot area of 11,939 s.f.

(2) Variation amount is the difference between proposed and requirement.
(3) Proposed addition would provide an east side yard setback of 9.02 feet, in complaince with the minimum required

side yard setback of 7.96 ft.

22.5 FT 60.7 FT 

DIFFERENCE BETWEEN 
PROPOSED & EXISTINGPROPOSED

45.3 FT (15.4) FT

15.5 FT 0 FT

7.96 FT 6 FT 

ZONING CODE COMPLIANCE (2)

N/A

ITEM

Min. Lot Size 12,600 SF 11,939 SF N/A

OK

3,223.53 SF (1) 1,784.24 SF 2,729.06 SF 944.82 SF OK

60 FT 79.59 FT N/A N/A

N/A N/A OK

321.42 SF (7.65%) VARIATION

5,969.5 SF (1) 3,999.08 SF 4,616.46 SF 617.38 SF OK

4,202.8 SF (1) 2,615.17 SF 4,524.22 SF 1,909.05 SF

OK

5 FT (13.13%) VARIATION

EXISTING NONCONFORMING

19.9 FT 15.5 FT 4.4 FT (22.11%) VARIATION

6 FT (3) 0 FT

38.07 FT 52.7 FT 33.07 FT (19.63) FT

ATTACHMENT A

ZBA Agenda Packet - 1184 Tower - Page 10



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. 

 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 1184 Tower Road 
Based upon preliminary review 

of information to date, it 
appears that 1184 Tower Road 

would not have to provide 
additional storm water 

detention volume.  However, a 
final determination will be 

made by Village Engineering 
staff. 

 
 

ATTACHMENT B
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Ann Hewitt 
1184 Tower Rd. 
Winnetka, IL 60093 
 
April 22, 2021 
 
Village of Winnetka, Illinois 
Department of Community Development 
510 Green Bay Road 
Winnetka, IL 60093 
 
Re:     Gross Floor Area Increase – Zoning Variation 
 1184 Tower Road 
 Winnetka, IL 
  
To Whom It May Concern: 
 
We are respectfully requesting the following variations: 
 

• A  Gross Floor Area Increase Zoning. 
• A Front Yard Setback Encroachment Variation. 
• A Variation for the Front Yard Lot Coverage.  
• A Total Side Yard Setback Variation 
• A Garage Width Variation 

 
The existing three bedroom one car garage home was built in the 1920s. Its small rooms, sloping 
roof and one car garage make it functionally obsolete in today’s real estate market. We are 
proposing the following additions as shown in the attached drawings: 
 

• A Two Car Garage Addition with a second floor Studio to the front of the original existing 
2 story One Car Garage (the original One Car Garage will become a Mud Room and 
Multipurpose Room). 

• A rear addition with a first floor Family Room and a second floor Master Bedroom Suite. 
• The enclosure of the grade level breezeway between the east side of the existing house 

and One Car Garage into a Pantry.  
 
Together, these additions will require the above noted Variations. 
 
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 allowed by regulations in the district; 
 
The existing three bedroom one car garage home was built in 1926. Compared to a new 
house, its small bedrooms with limited closet space, lack of a proper master suite, small 
bathrooms, limited storage space, minimal above grade work/play areas, one car garage 
and lack of a family room make it functionally obsolete in today’s real estate market. 
 
Currently, the house does not have a mud room or a first floor pantry, features sought 
after in the design of a new house.  
 
Additionally, due to the design of its sloping roofs a significant portion of the house has 
limited head room, especially on the second floor, proportionally reducing the utility and 
market appeal of these areas. These areas are shown in the attached drawings as 
dashed lines. 
 
New houses in the North Shore market have, at a minimum, attached two car garages 
with storage areas which are accessible directly from the house. They have family rooms 
adjacent to the kitchen areas and generously sized master suites with modern master 
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bathrooms. New houses also have adequate storage for a family of 4-5 along with 
bedrooms with modern sized closets, play areas, exercise areas and/or workrooms. 
 
To bring 1184 up to current market standards, we want to create a modern two car 
garage and a second floor studio/bedroom to replace the current two story one car 
garage. We have proposed a new family room adjacent to the kitchen with access to the 
outside deck and a modern master suite on the second floor. A new master suite would 
have adequate closet space based on market standards, a bedroom properly sized for a 
king size bed with associated furniture and an attractive, modern bathroom. We have 
also proposed new, larger closets for existing bedrooms. All proposed improvements are 
designed without the clearance restrictions of the existing roof line which limits the utility 
of a significant portion of the house. 
 
The proposed additions have been sized to meet today’s minimal market design 
standards and to achieve the highest and best use of the land. 
 
In our design choices, we have strived to minimize the scope of the variances being 
requested. Our proposal will modernize to meet current market standards for the stature, 
design, utility, and function expected of a house in the Winnetka market while they 
maintain and enhance the existing appearance and feel of the original house. This will 
bring the house up to the stature and appearance of surrounding properties and address 
the highest and best use of the land. 
 

 
Garage 

In addition to the market benefit of direct access from the garage to the house, our 
proposal allows for the conversion of the existing garage space into a mud room and 
multipurpose room, both elements typically found in new construction today. It also 
allows for the conversion of the current breezeway between the east side of the house 
and the existing garage into a pantry. The location of this new pantry will be easily 
accessible from the front garage (for quick unloading of groceries) and from the kitchen.  
 
The proposed two story addition will enhance the appearance and stature of the north 
elevation and provide direct, safe, all weather access into the house, making the house 
much more attractive to the marketplace. 
 
The proposed new driveway, landscaped areas at the front of the house and retention of 
the mature oak trees will also add to the appeal of the house. 
 
For the reasons stated above, a modern garage design, with room for two cars and some 
minimal storage is consistent with the design of new homes North Shore and will also 
bring the house closer to its full potential value. 
 
Presently the north elevation of the house looks dated and lacks stature, thereby 
detracting from its market appeal. To remedy this market deficiency, the roofline of the 
proposed garage is designed to screen the view of the smaller, dated existing garage 
from the street.  This is important to achieve the proper appearance for the north 
elevation. As proposed, the enhanced north elevation will increase the stature of 1184, 
echoing the existing signature roof line, and make the property more attractive to the 
real estate market. 
 

 
Family Room 

The rear addition we are proposing will have a new family room adjacent to the kitchen 
area as is typical in new houses designed for this market. It will have abundant natural 
light with an open window line providing views to the rear garden and direct access to 
the rear deck. The family room will feature a wood burning fireplace. 
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There will be a clear line of sight from the front entry door, through the existing dining 
room and out past the new family room to the rear garden. 
 
This desirable market feature will appeal to families as an entertainment center for 
children or a quiet place to read for adults. 
 

 
Master Suite 

To address the lack of an up to date master suite included in newly designed houses in 
the Winnetka market, we are proposing reworking one of the smaller second floor 
bedrooms by extending it with a second floor addition over the family room. This will 
allow for a new master suite that meets the expectations of the market. At the same 
time, this will allow us to reconfigure the closet for the other smaller bedroom, bringing it 
up to modern standards. 
 
There will also be a new master bedroom, sized to accommodate a king size bed, 
bedside tables and dressers. This room will have great views of the rear garden, adding 
to its market appeal. 
 
The existing master bathroom is functionally obsolete. As a result of the design of the 
current roofline of the house, the maximum headroom clearance over the bath/shower is 
just over 6 ft and the headroom clearance over the toilet is less than 6 feet, conditions 
which are negative market factors. 
 
The proposed master suite bathroom will supply the market requirements of a bathtub 
and shower, a private toilet area and twin sinks, all with 8 feet or more of ceiling height 
and directly accessed from within the suite. 
 
To complete the market requirements for the suite, there will be a walk-in closet. 
 
We have strived to create these important market features in the most space efficient 
way to minimize the additional area needed. 
 

 
Summary 

As noted above, 1184 lacks many of the elements common in the design of new homes 
on the North Shore today. To close this gap, we are proposing the additions and the 
interior alterations detailed in the attached drawings. 
 
We believe it is important to view all of these proposed improvements as a single 
package, as their design and placement are interconnected with each other and the 
current design of the house. 
 
With the proposed closet alterations to the bedrooms, the bedrooms and the new studio 
will be able to serve as either bedrooms or work/play areas. 
 
The proposed reworking of the existing garage with a mud room and multipurpose room 
will greatly improve the utility of the house for a larger family, an important benefit in the 
marketplace. 
 

 
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; 
 
The size, shape of the lot and the corresponding size, shape and configuration of the 
existing improvements establish unique circumstances for the proposed improvement of 
1184 Tower Road as detailed below. 
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Curb Cuts and Driveway 

The property has two existing curb cuts which are connected to a semi-circular driveway. 
 
The semi-circular driveway requires more area than a single driveway. 
 
The east curb cut is shared with the neighbor to the east and, therefore, restricts the 
possibilities for the design of an alternate driveway. 
 
The existing design of the east curb cut is quite problematic. It is very steep and has a 
short apron.  
 
The east curb cut is difficult to negotiate. It is also slippery when wet or icy. The current 
two curb cuts and semi-circular driveway configuration were designed to address the 
difficulty and safety issues that stemmed from the poor design and placement of the 
original single east curb cut.  
 
This situation is best illustrated by the informal arrangement with the neighbor to the 
east.  In order to avoid having to back out of their driveway onto Tower Road via the 
shared east curb cut, the neighbor to the east, with our permission, will frequently back 
up enough to gain access to the semi-circular drive at 1184 and then drive around to the 
west curb cut to exit on to Tower Road.   
 
Tower Road is a relatively busy street. The sidewalk is several feet above the gutter at 
the east curb cut resulting in a steep driveway apron and somewhat restricted sight lines. 
These factors combine to make backing out of the east curb cut unacceptably 
challenging, especially during times of poor visibility, high traffic or when school children 
are waking along the sidewalk on Tower Road. The creation of the west curb cut with the 
circular driveway allows for a head out exit on to Tower Road, eliminating the problem of 
backing out of the east curb cut. 
 
In order to use this configuration as intended, a provision for maneuvering vehicles into 
and out of the garage is required.  
 
The combination of the above factors, which resulted in the existing configuration, 
requires more “driveway” area than a “straight” driveway. 
 
As noted above, it is important to maintain a similar configuration for the proposed two 
car garage, which requires more “driveway area” than a straight driveway in the front 
yard.     
 
The existing house and garage have been placed close to the minimum front yard 
setback, thereby restricting allowable options for additions to the front of the house. 
 
The location of the front entrance door in the middle of the north elevation requires 
access from the street. When combined with the location of the living room windows on 
the west side of the north elevation, the only place where a front addition could be 
practically located is on the east side of the north elevation. This east side placement is 
enhanced by the existing setback of the north elevation on the east side of the entrance, 
helping to minimize the front yard setback variance required of the new garage. 
 
There are numerous mature oak trees located in the front and side yards that we want to 
preserve, if possible. The placement of a new garage, as shown, would have minimal 
impact on these trees. 
 
Our unique plight with regard to the Front Yard Lot Coverage ensues from the total of 
these factors:  the high crown and low gutter of Tower Road which necessitated the 
steep shared east curb cut, with the resulting safety issues; the many mature oak trees 
to preserve; and the problematic sight lines these features create.  These factors point to 
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a single solution for the correct placement of the proposed garage, and that is to locate it 
in front of the existing garage. 
 
To compensate for this, we have provided for attractive landscape areas directly in front 
of the house. We also note that the front yard is screened year round by the mature 
arborvitae located along the north property line. 
 
 

 
Garage 

The size of the lot and the position of the existing improvements on the lot do not allow 
for the expansion of the existing one car garage to a two car garage required by the 
market today.  
 
Therefore, the only option available is to construct a new two car garage in front of the 
existing garage.   
 
By placing a new garage in front, the stature of north elevation can be enhanced by a 
more attractive facade that better matches the lines and design of the house. We have 
created a greater side yard setback for this new structure within the bounds allowed by 
the property line and existing structures. 
 
Further, by placing the new garage where it is proposed, it will most effectively screen 
the view of the existing garage and roofline from Tower Road. This placement will allow 
the property to retain a semi-circular driveway that continues to utilize the two existing 
curb cuts on Tower Road. 
 
The placement of the new semi-circular driveway will best achieve our goal of 
maintaining the existing design of the north elevation of the house, the appearance of 
the front yard and direct access to the front entry. It will also create attractive 
landscaped areas on the east and west sides of the front entry to the house. This will, in 
effect, become part of the front yard and will help to offset the reduced lawn area 
between the existing driveway and the front lot line. 
 
Please note that the front yard, screened year round by mature 20 ft tall arborvitae trees 
along its entire frontage, is not readily visible from the street. 
 

 
Rear Addition 

To maintain the design concept of the north elevation and as much front yard 
landscaping as possible while complying with Winnetka zoning requirements for setbacks 
and FYLC, the only option for the location of a family room and master suite addition is 
as proposed, at the rear of the house. The choice of a rear location is reinforced by the 
limited design opportunities presented by the existing floor plan of the house. 
 
We have worked to utilize as much of the existing structure as possible. Working within 
the demands of today’s market on the North Shore while trying to minimize any excess 
over Winnetka GFA standards, we have submitted what we intend as a modest design to 
provide a family room and master suite that complies with the marketplace while, at the 
same time, honoring the current design and appearance of the house both from Tower 
Road and from the sides and rear of the property. 
 
Due to the configuration of the lot and house, as noted above, the proposed location, 
design and size of the proposed improvements best minimizes any impact on neighboring 
properties.  
 
When analyzed as a whole, our proposed design will achieve the best outcome within the 
unique restrictions that exist at 1184 Tower Road. 
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3. The variation, if granted, will not alter the essential character of the locality; 

 
The variation for Gross Floor Area Increase is a minor deviation from the Gross Floor 
Area requirement and the proposed additions will be on both the front and back sides of 
the existing house. The additions will reflect the original design of the house and will be 
in proportion to the house. Therefore the variation will not alter the essential character of 
the locality. 
 
A variation for a Front Yard Setback Encroachment is also a minor variation and will 
have minimal impact, if any, to the essential character of the locality. 
 
A variation of for the Front Yard Lot Coverage is a major variation. However, as detailed 
above, the need for this variation is the result of maintaining the essential character of 
the locality by preserving a semi-circular driveway with the west curb cut previously 
approved by the Village. The mature arborvitae along the north property line provide a 
year round screen of the direct view of the front yard and have been place for over 25 
years. They will serve to maintain the essential character of the locality too. 
 
Further, as noted above, our proposal honors the character and design of the existing 
north elevation and the overall character and design of the house. 
 
We will be using the existing curb cuts and will be keeping the many mature trees and 
plantings. 
 

4. An adequate supply of light and air to adjacent property will not be impaired; 
 
The proposed additions will be consistent with or less than the existing Total Side Yard 
and Back Yard Setbacks. Due to the existing mature oaks at the front and along the east 
property line and the additional side setback proposed for the new garage, the 
construction of the proposed garage will not impact or impair the light and air to the 
adjacent property. 
 

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

The proposed work will conform to all other Zoning Code and Building Code requirements 
and therefore will not increase the hazard from fire and other damages to the property. 
 

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

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

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

The proposed designs requiring the variations requested will not increase the congestion 
in the public street.  
 
Further, as detailed under Question Number 2 above, the proposed semi-circular 
driveway with the garage in front will continue the existing design concept. It is the 
safest configuration for entering and exiting the property. By eliminating the need to 
back out onto Tower Road it will prevent congestion. 
 

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

 
The proposed additions will conform to all other Zoning Code and Building Code 
requirements and therefore will not impair the public health, safety, comfort, morals and 
welfare of the inhabitants of the Village. 
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From:
To: Planning
Subject: May 10 Zoning Board Meeting
Date: Thursday, April 29, 2021 10:30:13 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 Village Zoning Board,

We received a letter today requesting comments on the proposed additions to the home across the street from ours.
We have lived across the street at 1195 Tower Road for 23 years. After a careful review, we strenuously object to
the ridiculous amount of variances and additions being requested. It literally violates every rule that we have asked
Village residents to adhere to and is precisely the reason such rules exist. The sight lines of all other residents would
be blocked and there is no hardship that might warrant such an intrusive plan. Thanks for giving the opportunity for
comment. 12 years ago when we pursued construction, it was made clear to us that the plans needed to fit the
neighborhood and our Village rules. The Frankenstein addition being requested does neither. Respectfully, Raheela
Gill Anwar

Sent from my iPhone

ATTACHMENT D
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MEMORANDUM  
VILLAGE OF WINNETKA  

TO: ZONING BOARD OF APPEALS  

FROM: ANN KLAASSEN, SENIOR PLANNER 

DATE: JUNE 10, 2021  

SUBJECT:  747 WALDEN ROAD – VARIATION (CASE NO. 21-21-V2)  

 
INTRODUCTION 

On June 14, 2021, the Zoning Board of Appeals is scheduled to hold a virtual public hearing, in accordance 
with social distancing requirements and Governor Pritzker’s Executive Orders and Senate Bill 2135, on an 
application submitted by Joshua and Y. Grace Ha (collectively, the “Applicant”), as the owners of the 
property located at 747 Walden Road (the “Subject Property”).  The Applicant requests approval of the 
following zoning variation to allow construction of a new single-family residence on the Subject Property: 

1. Front Yard Setback of 10.55 feet from Walden Road, whereas a minimum of 30 feet is required, 
a variation of 19.45 feet (64.83%) [Section 17.30.050 – Front and Corner Yard Setbacks] [Note:  
The existing residence currently provides a front yard setback of 10.55 feet].  

 
The Applicant has also submitted a demolition application for the existing residence on the Subject 
Property.  The Landmark Preservation Commission is scheduled to consider the demolition application on 
July 19, 2021.  If the variation is approved, the existing residence and detached garage would be 
demolished to accommodate the new single-family residence and detached garage.   
 
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 May 27, 2021.  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 
any variation for any new principal building.  
 
PROPERTY DESCRIPTION 

The Subject Property, which is approximately 0.18 acres in size, is located on the southeast corner of the 
intersection of Walden and Westmoor Roads, and contains an existing two-story residence and detached 
garage (see Figure 1).  The Subject Property is not a rectangular shape.  It is a polygon with a front lot 
line, which runs along Walden Road, that is wider than the rear lot line, which is the east property line. 
Also, the side lot line is not parallel with the corner lot line, which runs along Westmoor Road.  The 
property is zoned R-5 Single Family Residential, and it is bordered by R-5 Single Family Residential to the 
east, north, and south, and R-3 Single Family Residence to the west (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 legal non-conforming lot that is only 8,068.34 square feet in lot area, while the 
minimum required lot area for a corner lot in the R-5 District is 8,900 square feet.  Additionally, the 
required minimum lot depth is 120 feet, while the existing lot, which is measured from Walden Road to 
the east property line, is only 114.25 feet deep.  As you will note in Figure 1 below, this lot and the one 
to the south are both legally non-conforming lots in the R-5 District.   
 

 
Figure 1 – Aerial Map 

 

 
Figure 2 – Zoning Map 

 
PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS 

The original building permit for the existing residence is not on file in Village records.  The estimated date 
of construction of the existing residence is 1914.  The following subsequent building permits were issued 
in: 

1. 1942 to construct a one-car garage; 
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2. 1963 to replace the one-car garage with a two-car garage; 

3. 1974 to construct an open deck and porch addition to the residence. 
 
Other minor permits were issued over the last several years.  The Applicant acquired the property in 2015.  
There are no previous zoning cases on file for the Subject Property. 
 
Figure 3 below is a current photo of the site. 
 

 
Figure 3 – Subject Property (Front Elevation) 

 
PROPOSED PLAN 

The variation is being requested in order to construct a new single-family residence on the Subject 
Property.  As previously noted, the existing residence and detached garage would be demolished to 
accommodate the proposed improvements.  It is worth noting that the existing residence currently 
provides a front yard setback of 10.55 feet from Walden Road, the same setback the Applicant is proposing 
for the new residence.  Also, the existing residence is non-conforming with respect to the minimum 
required corner (front) yard setback from Westmoor Road as it currently provides a setback of 18.74 feet.  
The proposed residence would provide a corner setback of 21.19 feet, which complies with the minimum 
required setback of 21.19 feet.  Figure 4 on the following page is an excerpt of a current plat of survey 
identifying the existing improvements on the Subject Property.  A full size copy of the plat of survey is 
provided in the application materials, which are included in this report as Attachment C.  With the 
exception of the required front yard setback from Walden Road, the proposed 2½-story residence and 
detached garage would comply with all other zoning regulations.     
 
Excerpts of the proposed site plan and front building elevations are provided on the following pages as 
Figures 5 through 7.  The complete set of plans is provided in Attachment C. 
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Figure 4 – Excerpt of March 24, 2015 Plat of Survey (Existing Improvements) 

 

 
Figure 5 – Excerpt of Proposed Site Plan 

Existing Non-conforming 
Corner Yard Setback 

(Westmoor) (18.74 Feet) 

Existing Non-conforming 
Front Yard Setback 

(Walden) (10.55 Feet) 

Line Representing Required 
Front Yard Setback of 30 Feet 

Proposed Front Yard 
Setback = 10.55 Feet 
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Figure 6 – Proposed Front Elevation (Walden Road) 

 

 
Figure 7 – Proposed Corner (Front) Elevation (Westmoor Road) 
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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).  Because the 
proposed plan is for new construction, it is likely that additional stormwater detention would be required.  
However, a final determination will be made by Village Engineering staff.  Additionally, 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 

 
REQUESTED ZONING RELIEF  

The attached zoning matrix highlights the existing lot and the proposed improvements’ compliance with 
the R-5 zoning district (Attachment A).  One variation is being requested to allow the proposed residence 
to provide a front yard setback of 10.55 feet from Walden Road, whereas a minimum of 30 feet is 
required.   
 
The Zoning Ordinance requires a minimum front yard setback of 30 feet in the R-5 and R-4 zoning districts. 
However, there are exceptions and limitations to the district minimum front setback.  The front setback 
of any new building shall be no less than the average of the other front setbacks on the block, provided 
that there at least three principal buildings on the block and at least 50% of those principal buildings 
maintain a setback greater than the district minimum.  Vacant lots and lots on which the principal building 
maintains a front setback of at least 150 feet shall be excluded when calculating the average front 
setback.  The average front setback cannot be less than the required minimum setback established for 
the zoning district a property is located in.  Additionally, the maximum average front setback shall be no 
more than 5 feet more than the front setback maintained by an existing principal building on an 
immediately adjoining lot; provided that in no case shall the average front setback exceed twice the 
minimum setback required for the zoning district.   
 
Based on the fact the existing principal building immediately south of the Subject Property provides a 
front yard setback of 10.97 feet and the maximum front yard setback limit that states that the average 
front setback shall not be more than 5 feet more than the front setback maintained by an existing 
principal building on an immediately adjoining lot, the required setback for the Subject Property is 30 
feet. 
 
 

Subject 
Property 
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FINDINGS 

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. Front Yard Setback of 10.55 feet from Walden Road, whereas a minimum of 30 feet is 
required, a variation of 19.45 feet (64.83%) [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 has been met [has 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:  747 Walden Road
CASE NO:  21-21-V2
ZONING:  R-5

MIN/MAX 
REQUIREMENT EXISTING

EXISTING NONCONFORMING

Min. Average Lot Width

Min. Lot Depth 120 FT 114.25 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Max. Front Yard Lot Coverage 705.19 SF N/A 697.33 SF N/A OK

Min. Front Yard (Walden/West)

Min. Corner (Front) Yard (Westmoor/North)

Min. Side Yard (South)

Min. Rear Yard (East)

NOTES: (1) Based on lot area of 8,068.34 s.f.
(2) Variation amount is the difference between proposed and requirement.

21.19 FT N/A

N/A

N/A N/A

N/A

DIFFERENCE BETWEEN 
PROPOSED & EXISTINGPROPOSED

41.68 FT N/A

12.74 FT N/A

ZONING CODE COMPLIANCE (2)

N/A

ITEM

Min. Lot Size 8,900 SF 8,068.34 SF N/A

OK

2,017.08 SF (1) N/A 2,004.91 SF N/A OK

70 FT 70.62 FT N/A N/A

EXISTING NONCONFORMING

OK

4,034.17 SF (1) N/A 3,110.96 SF N/A OK

3,065.97 SF (1) N/A 3,064.54 SF N/A

OK

19.45 FT (64.83%) VARIATION

OK

7.06 FT N/A OK

21.19 FT N/A

30 FT N/A 10.55 FT

17.14 FT 

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.   

 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. 
 

Applies to 747 Walden Road 
Site is currently developed; 

though, storm water detention 
will likely be required.  

However, a final 
determination will be made by 

Village Engineering staff. 
 

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.) 
 

 

 
 

ATTACHMENT B
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Village of Winnetka 
ZONING VARIATION APPLICATION 

V I L L A G E O F W I N N E T K A, I L L I 0 IS 

DEPARTMENT OF C0MMU ITY OFVEI 0PMENT 

ZONING VARIATION APPLICATION 

Case No. 

Property Information 

S. Add 747 Walden Rd 
,te ress: _______________________________ _ 

Owner Information 

Joshua Ha & Y. Grace Ha 
Name: ______________ _ 

7 4 7 Walden Rd 
Address: ______________ _ 

Winnetka IL 60093 
City, State, ZIP: 

Architect Information 

Town Studios 
Name: ______________ _ 

Cliff Town 
Primary Contact: ____________ _

1297 Shermer Rd 
Address: ______________ _ 

Northbrook IL 60062 
City, State, ZIP: ____________ _ 

84 7-498-0900 
Phone No. _____________ _ 

cliff@townstudios.com 
Email: _______________ _ 

Josh 
Primary Co 

3/23/2015 
Date property acquired by owner: ____ _ 

Attorney Information 

N/A 
Name:. ____________ _ 

Primary Contact: _________ _ 

Address: ____________ _ 

City, State, Zip: __________ _ 

Phone No. ___________ _ 

Email: _____________ _ 

Irregular shaped (irregular quadrangle) on a smaller than 
Nature of any restrictions on property: _______________________ _ 
average corner lot, limiting the building envelope to visually conform with the neighborhood 

Brief explanation of variation(s) requested (attach separate sheet providing additional details): _____ _ 
See attached 

05/10/2021 
Property Owner Signatu Date: _______ _ 

ATTACHMENT C
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STANDARDS FOR GRANTING ZONING VARIATIONS 
 

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

 
If a new house is to be built under the restrictions of the current regulations, the house will essentially have a setback 
along Walden Road of approximately 50 feet from the curb and a setback along Westmoor Road of approximately 21.19 
feet from the sidewalk. As this is a corner lot, these setbacks significantly reduce the buildable area of the property—just 
the western and northern setbacks alone add up to 4165 square feet out of a property that is a total of 8065 square feet. 
While all properties have reasonable setback requirements, because this is a corner property, the current regulations 
significantly disadvantages this particular property in excess of other, similarly-size properties in the neighborhood. For 
instance, instead of just a 7.12 feet setback along both the south and north sides of the property line, the current 
requirement is a 21.19 feet setback along the north side of the property, which is the longest side of this irregularly 
shaped property. 

 
2. The plight of the owner is due to unique circumstances that are associated with the characteristics of the 

property in question: 

Due to the current location, shape and size of the property—a corner property that is smaller than most other corner lots, 
abutting a street with a significant parkway and coming to less than a 90 degree angle—the buildable areas on the 
property is significantly reduced. If the required setbacks at the eastern and southern property lines are accounted for, 
the total buildable space is reduced to approximately 2206 square feet, which is only 27% of the total square footage of 
the property. This would force all the structures—house and garage—into the far southeastern corner of the property, 
leaving all of the vacant space amounting to 51.6% of the total property in the northeastern corner of the lopsided 
property.   

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

 
The variation that is being requested is seeking permission to build a new house in the current footprint of the present 
house. At present, the house is sitting at a 45 degree angle, with the western point of the current house along the 
requested variance and the northern point of the current house further north of the regulation’s 21.19 feet setback along 
Westmoor Road. The variance requested only affects western side, along Walden Road. Walden Road is a curved street 
with approximately 20-22+ feet of parkway. The western point of the current house, and thus the variation requested, 
would set the new house back over 30 feet from the Walden Road curb. Granting this variation will not significantly alter 
the essential character of the neighborhood. Conversely, the new house will conform to present character of the 
neighborhood, much of which has been rebuilt since the current house was first built in 1916.  
 

4. An adequate supply of light and air to adjacent property will not be impaired: 
 
The requested variation will not reduce the supply of light and air to the adjacent properties, and instead preserve or 
increase the distance from the houses located to the adjoining properties. At present, the southern point of the house is 
7.25 feet from the southern property line, and the adjoining property’s driveway is immediately next to the southern 
property line. The proposed variation would allow the new house to be located 13.91-17.70 feet from the southern 
property line, doubling the current setback and significantly increasing the distance from the house located to the south, 
our Walden neighbor. Thus, the variance would increasing air flow and light to the adjacent property to the south.  
 
The eastern point of the current house is 47.2 feet from the eastern property line, and the house on the adjoining 
property is immediately adjacent to the property line minus a minimal setback. The proposed variance would allow the 
new house to be located 42.63 feet from the eastern property line, preserving a significant distance from our Westmoor 
neighbor. If the new house is built in accordance with the current regulations without the requested variation, the distance 
from the new house to the eastern property line will be reduced by 19.45 feet, possibly reducing air flow and light to the 
adjacent property. 
 

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

The variation will not increase the risk of hazard from fire or other damages to the property. If the variation is granted, it 
would allow for greater setbacks from the neighboring properties and will likely reduce potential spreading of fire from 
house to house due to increased spacing. Further, the variance would allow established trees to be preserved and limit 
damage to the tree-lined street along Westmoor Road.  
 

6. The taxable value of the land and buildings throughout the Village will not diminish: 
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The proposed variation and new construction will certainly not diminish the value of the land and the buildings in the 
Village and the neighborhood, but it will actually increase the property values within the Village. The variation would allow 
for a new construction of a larger building size—increasing taxable base for the Village—and would be aesthetically 
aligned with the existing homes in the neighborhood. The variation would allow for a home to be centered within the 
property, allowing for a more aesthetically balanced appearance, while preserving two established oak trees that have 
been on the property for nearly a hundred years.  
 

7. The congestion in the public street will not increase: 
 
The congestion in the public street will not increase due to the requested variation. The variation will not increase the 
number of dwellings on the property, and the use of the property will continue to be for a single-family residence. 
 

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

 
The requested variation will not otherwise impair the public health, safety, comfort, morals and welfare of the inhabitants 
of the Village. The variation may improve the comfort, welfare and safety of the immediate neighborhood, as the variation 
will allow the new house to maintain or increase distances from the adjacent properties and to continue to provide 
coverage to the Walden neighbor’s house from Westmoor Road.  
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1. Aesthetics. The goal is to seat the house in line with the immediate neighbor to the East 
to ensure uniformity along Westmore. Also, by seating the new house along the current 
set back, the privacy of the immediate neighbor to the south is maintained. Since 20-22' 
of the parkway exits along Walden, the current setback creates a more uniform 
appearance of 30' set back vs appearance of 50'+ setback if variance is not granted. 

 

2. Safety & Privacy. The new house’s requested variance will double the distance from the 
southern property line, which will provide more fire safety and increase privacy for the 
Walden neighbor. Likewise, the proposed setback will allow more distance to the 
Westmoor neighbor insuring better safety and privacy. 

 

3. Hardships: Given that the house is smaller than normal conforming corner lot, pushing 
the house towards the back corner will eliminate the backyard. Also, the shape of the lot 
is not a rectangle but an irregular quadrangle which proposes greater challenges. These 2 
factors of a smaller corner lot and irregular shape limits the options to make the home 
look balanced and conforming to the greater neighborhood. 

 

4. We are not asking to increase the FAR so that we can build a bigger home. We are asking 
for one variance so that the house will provide privacy and safety to the immediate 
neighbors and be in harmony with the neighborhood. 
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MEMORANDUM  
VILLAGE OF WINNETKA  

TO: ZONING BOARD OF APPEALS  

FROM: ANN KLAASSEN, SENIOR PLANNER 

DATE: JUNE 10, 2021  

SUBJECT:  385 WINNETKA AVENUE – NEW TRIER HIGH SCHOOL – SPECIAL USE 
PERMIT AND VARIATIONS (CASE NO. 21-15-SU)  

 
INTRODUCTION 

On June 14, 2021, the Zoning Board of Appeals is scheduled to hold a virtual public hearing, in accordance 
with social distancing requirements and Governor Pritzker’s Executive Orders and Senate Bill 2135, on an 
application submitted by the Board of Education of New Trier Township High School District 203 (the 
“Applicant”), as the owner of the property located at 385 Winnetka Avenue (the “Subject Property”).  The 
Applicant proposes replacement of the existing Gates Gymnasium with the construction of an addition to 
the public high school and the construction of parking lot improvements on the Subject Property and 
requests approval of the following relief: 

1. Approval of an amendment to an existing Special Use Permit for a public high school located in 
the R-4 Single-Family Residential Zoning District; 

2. Approval of the following zoning variations: 
a. Gross Floor Area (GFA) of 870,191 square feet, whereas a maximum of 171,220.88 square 

feet is permitted, a variation of 698,970.12 square feet (408.23%) [Section 17.30.040 – 
Maximum Building Size] [Note: The site currently contains 781,744 square feet of GFA.  
The proposed addition would add 88,447 square feet]; 

b. Roofed Lot Coverage (RLC) of 277,023 square feet, whereas a maximum of 184,136.82 
square feet is permitted, a variation of 92,886.18 square feet (50.44%) [Section 17.30.030 
– Intensity of Use of Lot] [Note:  The site currently contains 259,697 square feet of RLC.  
The proposed addition would add 17,326 square feet]; 

c. Impermeable Lot Coverage (ILC) of 427,889 square feet, whereas a maximum of 
368,273.64 square feet is permitted, a variation of 59,615.36 square feet (16.19%) 
[Section 17.30.030 – Intensity of Use of Lot] [Note:  The site currently contains 417,224 
square feet of ILC.  The proposed improvements would add 10,665 square feet]; 

d. Front Yard Setback of 8 feet from Essex Road to the proposed building addition and 
parking lot improvements west of Essex Road, whereas a minimum of 30 feet is required, 
a variation of 22 feet (73.33%) [Section 17.30.050 – Front and Corner Yard Setbacks] 
[Note:  The existing Gates Gym, which is being replaced, currently provides a front yard 
setback of 10.42 feet from Essex Road]; 

e. Building height of 61.75 feet and 4-stories, whereas a maximum of 60 feet and 2½ stories 
is permitted, a variation of 1.75 feet (2.92%) [Section 17.30.080 – Height of Buildings and 
Structures] [Note:  The height of the existing school, the newest portion of the school 
building along the west side of the campus, is 66.83 feet and 4-stories]; and 
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f. Individual off-street parking spaces that would measure 153 square feet, whereas a 
minimum of 180 square feet is required, a variation of 27 square feet (15%) [Section 
17.30.100 – Off-Street Parking] [Note: New parking stalls installed in 2015 were 
approximately this size]. 

 
A sign has been posted on the Subject Property indicating the time and date of the ZBA public hearing.  A 
mailed notice has been 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 May 27, 2021.  As 
of the date of this memo, staff has not received any written comment from the public regarding this 
application.   
 
The Special Use Permit and variations are subject to final approval by the Village Council.  
 
PROPERTY DESCRIPTION 

The Subject Property, which consists of approximately 16.91 acres west of Essex Road and 9.5 acres east 
of Essex Road, for a total campus area of 26.4 acres, is located on the north side of Winnetka Avenue, 
between Fuller Lane and Woodland Avenue.  The parcels west of Essex Road contain an existing four-story 
public high school building and surface parking.  The parcels east of Essex Road contain an existing storage 
building and an athletic track and field (see Figure 1).   
 
The Comprehensive Plan designates the Subject Property as appropriate for “Public/Semi-Public” uses.    
The property is zoned R-4 Single Family Residential, and it is bordered by R-4 Single Family Residential to 
the north and south, and R-5 Single Family Residence to the north, south, east, and west (see Figure 2).   
 
In addition to single-family residential uses, the R-4 District allows a limited range of additional uses by 
Special Use Permit.  Allowed Special Uses in the R-4 District include (a) church or temple; (b) public 
school, elementary and high, or private school having a curriculum equivalent to a public elementary 
school, public high school or public institution of higher learning; and (c) library. 
 
The Applicant’s use of the Subject Property as a high school is generally consistent with the 
Comprehensive Plan land use designation and the R-4 zoning district. 
 

 
Figure 1 – Aerial Map 

Subject Property 
(West of Essex Road) 

Subject Property 
(East of Essex Road 

Gates Gym 

Boiler Plant 



 Page 3 

 
Figure 2 – Zoning Map 

 
PROPERTY HISTORY AND PREVIOUS ZONING APPLICATIONS 

New Trier High School has been operating on the Subject Property since 1901.  Since that time, the school 
has been expanded several times and site improvements have been made.  There are five previous zoning 
cases on file for the Subject Property: 

1. In May 1931, ZBA Case No. 459 was denied for a front yard setback variation from Woodland 
Avenue; 

2. In June 1931, ZBA Case No. 464 was a request to build a fieldhouse on the northerly portion of 
the Subject Property, east of Essex Road, that would not have met the required setbacks.  The 
application was withdrawn; 

3. In 1998, ZBA Case No. 98-07-SU was a request to build an addition to the school that would have 
exceeded the permitted intensity of use of lot and GFA.  The application was withdrawn; 

4. In 2010, ZBA Case No. 10-03-SU was a request to build an addition to the school that would have 
exceeded the permitted intensity of use of lot, GFA, and building height, and would not have met 
the required front yard setbacks.  This application was also withdrawn; 

5. Ordinance M-1-2015 was adopted in January 2015 by the Village Council, granting a Special Use 
Permit and variations to allow the expansion of the school building.  The approved variations 
were for (a) GFA; (b) roofed lot coverage; (c) impermeable lot coverage; (d) front yard setbacks; 
(e) building height; and (f) off-street parking space area.  Ordinance M-1-2015 is included in this 
report as Attachment C.  

 
Figures 3 and 4 on the following page are current photos of the site where the improvements are 
proposed. 
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Figure 3 – Subject Property (East Elevation of Gates Gymnasium and Boiler Plant) 

 

 
Figure 4 – Subject Property (East of Essex Road) 

Location of Proposed 
Parking Lot Expansion 
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PROPOSED PLAN 

The proposed improvements include the removal and replacement of Gates Gymnasium and the Boiler 
Plant with new academic and athletic space on the east side of the existing school building.  The Applicant 
describes the architectural design of the new facility as aligned with the North Building that faces north 
and that it will incorporate elements of the existing Gates Gymnasium.  The smokestack seen in Figure 3 
will be removed.  Additionally, expansion of the existing parking lot east of Essex Road is proposed south 
of the existing athletic track, along Winnetka Avenue.     
 
The new four-story wing would be 61.75 feet in height, which is not as high as the most recent addition 
constructed in 2015 on the west side of the campus that is 66.83 feet in height.  The proposed plan 
represents a net increase in GFA of 88,447 square feet, as well as a net increase of 17,326 square feet of 
roofed lot coverage and 10,665 square feet of impermeable lot coverage.  The proposed addition and 
parking lot would provide a setback of 8 feet from Essex Road.   
 
In order to accommodate the proposed building addition, 23 parking spaces on the south side of Gates 
Gym would be removed.  However, four spaces would remain; two for maintenance vehicles, and two 
vehicle charging stations would be provided.  The existing parking on the north side of Gates Gym would 
be reconfigured with three (3) additional spaces provided on the north side of the proposed addition.  
Also, an additional 38 spaces would be added to the existing parking lot east of Essex Road.  The changes 
in parking would result in a net increase of 18 spaces.  The Applicant has provided a memo from the traffic 
consultant KLOA, who performed a comprehensive traffic study in 2014 for the then proposed west side 
improvements, which included site circulation and parking improvements.   Based upon their past traffic 
study work for the school and their observations that the improvements that were made with the west 
side campus improvements, the traffic consultant has concluded: 
 

“… the east side campus improvements will result in (1) a limited, if any increase in traffic and 
parking generated by the school and (2) no modifications to the current enhanced traffic and 
parking operations.”  

 
The Village Engineer has reviewed the submitted traffic study memo and agrees with its conclusions. 
 
The project would allow for the replacement of outdated classrooms in this section of the school building 
with 12 new academic classrooms for math, social studies, English, business, and health and language 
classes.  The Applicant’s application notes the project includes the following: 

• Replacement of heating systems with new energy efficient systems and air conditioning; 
• Create a campus that would be accessible for people with disabilities; 
• Enhance safety with secure entrances and fire sprinklers; 
• Improved 160-meter 6 lane indoor track; 
• Improved strength and conditioning facilities; 
• Improved interscholastic locker rooms; 
• Improved training facilities; 
• Improved outdoor education facilities; 
• Improved kinetic wellness and athletic courts; 
• Improved wayfinding; 
• Flexible retractable bleachers; 
• Improved stormwater management; and 
• Combined kinetic wellness and athletic offices. 
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Excerpts of the proposed site plan, building elevations, and architectural renderings of the proposed 
addition are provided below and on the next page as Figures 5 through 9.  The complete set of plans are 
provided in the application materials, which are included in this report as Attachment B. 
 
The Applicant is also proposing installation of a temporary parking lot this summer that is intended to 
replace the parking spots that will be displaced during the construction of the addition.  As with the 2015 
construction project, the temporary lot is generally located in the same location as the proposed 
permanent parking lot expansion on the east side of Essex Road, however, a portion of the temporary lot 
will be located within the required 30-foot front yard along Winnetka Avenue  The temporary lot would 
be in place from this summer until Spring 2023 when it would be replaced with the permanent expanded 
parking lot.  The parking would be utilized by staff and faculty and potentially some contractor parking.  
The Applicant has provided a brief narrative explaining the temporary parking lot and a site plan to 
represent its location, which are included in Attachment B. 

 
Figure 5 – Excerpt of Proposed Site Plan 

 

 
Figure 6 – Proposed East Elevation 

 

Proposed 
Building 
Addition 

Proposed Parking Lot 
Expansion and General 
Location of Temporary 

Parking Lot 
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Figure 7 – Proposed North Elevation 

 

 
Figure 8 – Architectural Rendering of East Elevation 

 

 
Figure 9 – Architectural Rendering of North Elevation 

 
Given the ZBA often receives questions regarding the stormwater regulations applicable to a specific 
request being considered by the ZBA, it is worth noting that the Applicant is currently working with Village 
Engineering staff to comply with the Village stormwater regulations.  Figure 10 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 10 – GIS Floodplain Map 

 
REQUESTED ZONING RELIEF  

Due to the separation of the campus by Essex Road, two zoning matrices are provided to highlight the 
existing lots and the proposed improvements’ compliance with the R-4 zoning district; one for the parcels 
west of Essex Road and one for the parcels east of Essex Road (Attachment A).  Six variations are being 
requested to allow the proposed addition and parking lot improvements on that portion of the Subject 
Property west of Essex Road: (1) gross floor area; (2) roofed lot coverage; (3) impermeable lot coverage; 
(4) front yard setback; (5) building height; and (6) off-street parking.  Zoning relief is not necessary for the 
proposed parking lot expansion on that portion of the Subject Property east of Essex Road.   
 
Maximum Building Area (GFA).  The site currently contains 781,744 square feet of GFA, exceeding the 
maximum permitted GFA by approximately 610,523 square feet.  The net increase in GFA with the 
proposed addition is 88,447 square feet; bringing the total GFA to 870,191 square feet, whereas a 
maximum of 171,220.88 square feet is permitted, a variation of 698,970.12 square feet (408.23%). 
 
Roofed Lot Coverage (RLC).  The site currently consists of 259,697 square feet of RLC, exceeding the 
maximum permitted RLC by approximately 75,560 square feet.  The net increase in RLC with the proposed 
addition is 17,326 square feet; bringing the total RLC to 277,023 square feet, whereas a maximum of 
184,136.82 square feet is permitted, a variation of 92,886.18 square feet (50.44%). 
 
Impermeable Lot Coverage (ILC).  The site currently consists of 417,224 square feet of ILC, exceeding the 
maximum permitted ILC by approximately 48,950 square feet.  The net increase in ILC with the proposed 
improvements is 10,665 square feet; bringing the total ILC to 427,889 square feet, whereas a maximum 
of 368,273.64 square feet is permitted, a variation of 59,615.36 square feet (16.19%). 
 
Front Yard Setback (Essex Road).  The existing Gate Gym, which is being replaced, currently provides a 
front yard setback from Essex Road of 10.42 feet and the existing parking lot on the north side of Gate 
Gym currently provides a setback of 5.19 feet.  The proposed building addition, as well as the proposed 
parking lot improvements on the north side of the addition, would provide a front yard setback of 8 feet, 
whereas a minimum setback of 30 feet is required, a variation of 22 feet (73.33%). 
 
Building Height.  The existing school building is 4-stories and 66.83 feet in height.  The proposed addition 
would also be 4-stories and measure 61.75 feet in height, whereas a maximum of 60 feet and 2 ½ stories 
is permitted, a variation of 1.75 feet (2.92%). 

Subject 
Property 
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Off-Street Parking Space Area.  The proposed individual parking space area would measure 153 square 
feet (8.5 feet by 18 feet), whereas a minimum of 180 square feet is required, a variation of 27 square feet 
(15%).  The individual parking spaces added in 2015 measure approximately 156 square feet.   
 
CONSIDERATION BY OTHER ADVISORY BOARDS/COMMISSIONS 

The Design Review Board is scheduled to consider a Certificate of Appropriateness for the proposed 
improvements on June 17, 2021. 
 
The Plan Commission is scheduled to consider the Special Use Permit on June 23, 2020. 
 
The ZBA is charged with evaluating Special Uses for consistency with the six standards for granting 
specials use permits, as well as the eight standards for granting of zoning variations. 
 
FINDINGS 

In the attached application materials submitted by the Applicant, the Applicant has provided a statement 
of justification regarding how the requested Special Use Permit and variations meet the standards for 
granting the requested Special Use Permit and zoning variations.  Does the ZBA find that the requested 
amendment to an existing Special Use Permit and variations meet the standards for granting such special 
use and 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 requested amendment to the existing special use 
for a public high school on the Subject Property granted by Ordinance M-1-2015 and the following 
zoning variations: (1) gross floor area; (2) roofed lot coverage; (3) impermeable lot coverage; (4) 
front yard setback; (5) building height; and (6) off-street parking space area to allow the 
construction of an addition and parking lot improvements for New Trier High School, based on 
evidence in the record, or a public document, and upon the following findings of fact: 
 

1. The proposed addition and related improvements are 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 
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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 variations to allow: 
 

a. Gross Floor Area (GFA) of 870,191 square feet, whereas a maximum of 171,220.88 
square feet is permitted, a variation of 698,970.12 square feet (408.23%) [Section 
17.30.040 – Maximum Building Size]; 

b. Roofed Lot Coverage (RLC) of 277,023 square feet, whereas a maximum of 
184,136.82 square feet is permitted, a variation of 92,886.18 square feet (50.44%) 
[Section 17.30.030 – Intensity of Use of Lot]; 

c. Impermeable Lot Coverage (ILC) of 427,889 square feet, whereas a maximum of 
368,273.64 square feet is permitted, a variation of 59,615.36 square feet (16.19%) 
[Section 17.30.030 – Intensity of Use of Lot]; 

d. Front Yard Setback of 8 feet from Essex Road to the proposed building addition and 
parking lot improvements west of Essex Road, whereas a minimum of 30 feet is 
required, a variation of 22 feet (73.33%) [Section 17.30.050 – Front and Corner 
Yard Setbacks]; 

e. Building height of 61.75 feet and 4-stories, whereas a maximum of 60 feet and 2½ 
stories is permitted, a variation of 1.75 feet (2.92%) [Section 17.30.080 – Height of 
Buildings and Structures]; 

f. Individual off-street parking spaces that would measure 153 square feet, whereas 
a minimum of 180 square feet is required, a variation of 27 square feet (15%) 
[Section 17.30.100 – Off-Street Parking]. 

 
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 has been met [has 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. 
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[The amendment to the special use for the high school and the requested variations should only 
be approved subject to the following conditions…] 

ATTACHMENTS 

Attachment A:  Zoning Matrices 
Attachment B:  Application Materials 
Attachment C:  Ordinance M-1-2015, adopted January 6, 2015 



ZONING MATRIX

ADDRESS:  385 Winnetka Avenue - New Trier High School (Parcels West of Essex Road)
CASE NO:  21-15-V2
ZONING:  R-4

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 120 FT 949.93 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Winnetka/South)

Min. Front Yard (Woodland/West)

Min. Front Yard (Sunset/North)

Min. Front Yard (Essex/East)

NOTES: (1) Based on lot area of 736,547.29 s.f.
(2) Variation amount is the difference between proposed and requirement.
(3) Setback to window well.  Existing parking lot is setback 23.5 feet from the west property line along Woodland Avenue.
(4) Setback to building.  Existing parking lot is setback 5.19 feet from the east property line along Essex Road.
(6) A variation is required to permit a building height of 61.75 ft., whereas a maximum of 60 ft. is permitted, a variation of

1.75 ft. (2.92%) and 4 stories, whereas a maximum of 2 1/2-stories is permitted.
(7) A variation is required to permit individual off-street parking spaces that would measure 153 s.f. in area, whereas a

minimum of 180 s.f. is required, a variation of 27 s.f. (15%).

30 FT 25 FT (3)

0 FT

N/A N/A

10.42 FT (4)

DIFFERENCE BETWEEN 
PROPOSED & EXISTINGPROPOSED

8 FT (2.42) FT

(+) 30 FT 0 FT

ZONING CODE COMPLIANCE (2)

N/A

ITEM

Min. Lot Size 13,300 SF 736,547.29 SF N/A

OK

184,136.82 SF (1) 259,697 SF 277,023 SF 17,326 SF 92,886.18 SF (50.44%) VARIATION

70 FT 775.37 FT N/A N/A

OK

698,970.12 SF (408.23%) VARIATION

368,273.64 SF (1) 417,224 SF 427,889 SF 10,665 SF 59,615.36 SF (16.19%) VARIATION

171,220.88 SF (1) 781,744 SF 870,191 SF 88,447 SF

22 FT (73.33%) VARIATION

EXISTING NONCONFORMING

EXISTING NONCONFORMING

30 FT (+) 30 FT OK

25 FT 0 FT

30 FT 29.94 FT 29.94 FT

30 FT 

ATTACHMENT A



ZONING MATRIX

ADDRESS:  385 Winnetka Avenue - New Trier High School (Parcels East of Essex Road)
CASE NO:  21-15-V2
ZONING:  R-4

MIN/MAX 
REQUIREMENT EXISTING

OK

Min. Average Lot Width

Min. Lot Depth 120 FT 767.71 FT

Max. Roofed Lot Coverage

Max. Gross Floor Area

Max. Impermeable Lot Coverage

Min. Front Yard (Winnetka/South)

Min. Front Yard (Essex/West)

Min. Side Yard (East)

Min. Rear Yard (North)

NOTES: (1) Based on lot area of 413,628.58 s.f.
(2) Variation amount is the difference between proposed and requirement.
(3) Setback to storage building.  Existing parking lot is located within the Essex Road right-of-way.
(4) A variation is required to permit individual off-street parking spaces that would measure 153 s.f. in size, whereas a minimum 
     of 180 s.f. is required, a variation of 27 s.f. (15%).

OK

OK

EXISTING NONCONFORMING

12 FT (+) 12 FT OK

11.1 FT 0 FT

30 FT 30 FT 30 FT

25 FT 

OK

206,814.28 SF (1) 105,152 SF 121,942 SF 16,790 SF OK

96,949.57 SF (1) 2,025 SF 2,025 SF 0 FT

OK

103,407.14 SF (1) 2,025 SF 2,025 SF 0 FT OK

70 FT 538.78 FT N/A N/A

OK

ZONING CODE COMPLIANCE (2)

N/A

ITEM

Min. Lot Size 13,300 SF 413,628.58 SF N/A

25 FT 

DIFFERENCE BETWEEN 
PROPOSED & EXISTINGPROPOSED

25 FT 0 FT

(+) 12 FT 0 FT

30 FT 11.1 FT (3)

0 FT

N/A N/A



ATTACHMENT B







































































































AKlaassen
Text Box
Note: For purposes of calculating GFA and comparison purposes for what is being added and removed, the square footage of the lower level is not included in the GFA.  Therefore, the amount of GFA being removed is 92,820 square feet.
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SITE ENGINEERING

WINNETKA CAMPUS EAST SIDE ATHLETIC AND ACADEMIC PROJECT| 190285 | 02

TEMPORARY CONDITIONS

In order to accomodate parking that will be lost to consturction activities, a 
temporary lot is to be constructed south of the track connecting to the Essex 
Road lot. This temporary gravel lot will be in the same location as the one for 
the previous project. 

The intent of the lot is to provide parking for staff and teachers only, no material 
storage, contractor parking, or deliveries. There is no net increase or decrease 
to the parking count on site, as this lot provides enough spaces to accomodate 
only the spots displaced due to construction activity.

This temporary gravel lot will be in service from the beginning of Fall semester 
2021 to the end of Spring Semester 2023, at which time it will be replaced with 
the permanent parking lot as designed within this package. 

Additionally, this temporary lot is already accomodated for in the extra capacity 
of the current detention system on site. Screening will be provided on the fence 
similar to what was done for the previous project. The permanent lot that will 
include landscape screening.



RECORD (WMO PERMIT 15-7002)
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2015

ORDINANCE NO. M-1-2015

AN ORDINANCE GRANTING A SPECIAL USE PERMIT AND VARIATIONS FROM THE WINNETKA ZONING
ORDINANCE FOR THE CONSTRUCTION AND OPERATION OF A SCHOOL BUILDING, ROADWAY
IMPROVEMENTS, AND PARKING IMPROVEMENTS  WITHIN THE R-4 SINGLE FAMILY RESIDENTIAL ZONING
DISTRICT

(385 Winnetka Avenue)

   WHEREAS, the Board of Education of New Trier Township High School District No. 203,  Cook County, Illinois ( "Applicant" ) is
the record title owner of that certain parcel of real property commonly known as 385 Winnetka Avenue in Winnetka, Illinois, and legally
described in Exhibit A attached to and, by this reference, made a part of this Ordinance ( “Subject Property” ); and

   WHEREAS, the Subject Property is improved with buildings and structures known as the Winnetka campus of New Trier High
School ( “High School” ); and

   WHEREAS, the High School consists in part of three buildings known as the Cafeteria Building, the Tech Arts Building, and the
Music Building (collectively, the “Existing Improvements” ); and

   WHEREAS, the Applicant desires to demolish the Existing Improvements and construct on the Subject Property a new, four-story
High School building, roadway improvements, and parking improvements (collectively, the “Proposed Improvements” ); and

WHEREAS, the Subject Property is located within the R-4 Single Family Residential Zoning District of the Village ( "R-4 District" );
and

   WHEREAS, in order to be constructed on the Subject Property within the R-4 District, the Proposed Improvements must have: (i)
pursuant to Section 17.30.030.A of the Winnetka Zoning Ordinance ( "Zoning Ordinance" ), a maximum roofed lot coverage of
184,136.82 square feet; (ii) pursuant to Section 17.30.030.B of the Zoning Ordinance, a maximum total area of impermeable surfaces of
368,273.64 square feet; (iii) pursuant to Section 17.30.040 of the Zoning Ordinance, a maximum gross floor area of 171,220.88 square
feet; (iv) pursuant to Section 17.30.050 of the Zoning Ordinance, a minimum front yard setback from Woodland Avenue of 30 feet; (v)
pursuant to Section 17.30.050 of the Zoning Ordinance, a minimum front yard setback from Essex Road of 30 feet; (vi) pursuant to
Section 17.30.080 of the Zoning Ordinance, a maximum building height of 60 feet and two and one-half stories; and (vii) pursuant to
Section 17.30.100 of the Zoning Ordinance, individual off-street parking spaces with a minimum area of 180 square feet; and

   WHEREAS, the Applicant desires to construct the Proposed Improvements with: (i) a total roofed lot coverage of 260,614 square feet,
in violation of Section 17.30.030.A of the Zoning Ordinance; (ii) a total area of impermeable surfaces of 447,914 square feet, in violation
of 17.30.030.B of the Zoning Ordinance; (iii) a gross floor area of 744,209 square feet, in violation of Section 17.30.040 of the Zoning
Ordinance; (iv) front yard setbacks from Woodland Avenue of 23.5 feet and 25 feet, in violation of Section 17.30.050 of the Zoning
Ordinance; (v) front yard setbacks from Essex Road of 0 feet, 7.7 feet, and 11.1 feet, in violation of Section 17.30.050 of the Zoning
Ordinance; (vi) a building height of 66.83 feet and four stories in violation of Section 17.30.080 of the Zoning Ordinance; and (vii)
individual off-street parking spaces with an area of 156.25 square feet, in violation of Section 17.30.100 of the Zoning Ordinance; and

WHEREAS, pursuant to Section 17.16.020 of the Zoning Ordinance, the operation of a high school is not permitted within the R-4
District without a special use permit; and

   WHEREAS, pursuant to Section 17.56.090 of the Zoning Ordinance, no special use may be enlarged or extended by structural
alteration of a building or structure without a special use permit; and

   WHEREAS, the Applicant filed an application for (i) variations from Sections 17.30.030, 17.30.040, 17.30.050, 17.30.080, and
17.30.100 of the Zoning Ordinance to permit the construction of the Proposed Improvements on the Subject Property (collectively, the
“Variations”); and (ii) a special use permit pursuant to Section 17.16.020 and Chapter 17.56 of the of the Zoning Ordinance to allow the
operation of the High School within the Proposed Improvements within the R-4 District ("Special Use Permit") (collectively, the
Variations and the Special Use Permit are the “Requested Relief”); and

WHEREAS, on December 8, 2014, after due notice thereof, the Zoning Board of Appeals (“ZBA”) conducted a public hearing on the
Requested Relief and, by the unanimous vote of the five members then present, recommended that the Council of the Village of
Winnetka (“Village Council”) approve the Requested Relief; and

WHEREAS, pursuant to Sections 17.60.040 and 17.60.050 Chapter 17.56 of the Zoning Ordinance, the ZBA heard evidence and made
certain findings in support of recommending approval of the Variations and the Special Use Permit, respectively, which findings are set
forth in the ZBA public hearing minutes attached to and, by this reference, made a part of this Ordinance as Exhibit B; and

WHEREAS, on November 19, 2014, after due notice thereof, the Plan Commission met to consider whether approval of the Requested
Relief is consistent with "Winnetka 2020," the Winnetka comprehensive plan ( "Comprehensive Plan" ), and, by the unanimous vote of
the nine voting members then present, found that approval of the Requested Relief is consistent with the Comprehensive Plan; and

WHEREAS, on November 20, 2014, after due notice thereof, the Design Review Board met to consider the Requested Relief and, by
unanimous vote of the five members then present, recommended that the Village Council approve the Requested Relief; and

WHEREAS, pursuant to Section 17.60.050 of the Zoning Ordinance, the Village Council has determined that: (i) the Variations are in
harmony with the general purpose and intent of the Zoning Ordinance and are in accordance with general or specific rules set forth in
Chapter 17.60 of the Zoning Ordinance; and (ii) there are practical difficulties or particular hardships in the way of carrying out the strict
letter of the provisions or regulations of the Zoning Ordinance from which the Variations have been sought; and

ATTACHMENT C



WHEREAS, the Village Council has determined that approval of the proposed Special Use Permit: (i) is consistent with the
Comprehensive Plan; and (ii) satisfies the standards for the approval of special use permits within the R-4 District set forth in Chapter
17.56 of the Zoning Ordinance; and

   WHEREAS, the Village Council has determined that approval of the Requested Relief for the construction of the Proposed
Improvements and the operation of a high school within the Proposed Improvements on the Subject Property within the R-4 District is in
the best interest of the Village and its residents;

   NOW, THEREFORE, the Council of the Village of Winnetka do ordain as follows:

   SECTION 1:   RECITALS.  The foregoing recitals are hereby incorporated into this section as the findings of the Village Council, as
if fully set forth herein.

   SECTION 2:   APPROVAL OF SPECIAL USE PERMIT.  Subject to, and contingent upon, the terms, conditions, restrictions, and
provisions set forth in Section 4 of this Ordinance, the Special Use Permit is hereby granted, pursuant to Chapter 17.56 and Section
17.16.020 of the Zoning Ordinance and the home rule powers of the Village, to allow the operation of a high school by the Applicant
within the Proposed Improvements on the Subject Property within the R-4 District. 

   SECTION 3:   APPROVAL OF VARIATIONS.  Subject to, and contingent upon, the terms, conditions, restrictions, and provisions
set forth in Section 4 of this Ordinance, the following variations are hereby granted with respect to the construction of the Proposed
Improvements on the Subject Property, in accordance with and pursuant to Chapter 17.60 of the Zoning Ordinance and the home rule
powers of the Village:

A.   Roofed Lot Coverage.  A variation from Section 17.30.030.A of the Zoning Ordinance to permit a total roofed lot coverage of
260,614 square feet, where a maximum roofed lot coverage of 184,136.82 square feet is permitted;

B.   Area of Impermeable Surfaces.  A variation from Section 17.30.030.B of the Zoning Ordinance to permit a total area of impermeable
surfaces of 447,914 square feet, where a maximum total area of impermeable surfaces of 368,273.64 square feet is permitted;

C.   Gross Floor Area.  A variation from Section 17.30.040 of the Zoning Ordinance to permit a gross floor area of 744,209 square feet,
where a maximum gross floor area of 171,220.88 square feet is permitted;

D.   Front Yard Setbacks.  Variations from Section 17.30.050 of the Zoning Ordinance to permit front yard setbacks of: (i) 23.5 feet from
Woodland Avenue to a parking lot; (ii) 25 feet from Woodland Avenue to certain underground wells; (iii) 7.7 feet from Essex Road to a
parking lot; (iv) 0 feet from Essex Road to a parking lot; and (v) 11.1 feet from Essex Road to a storage building, all where a minimum
front yard setback of 30 feet is required, and all as depicted on, and in accordance with, the Site Plans, as that term is defined in Section
4.B of this Ordinance;

E.   Building Height.  Variations from Section 17.30.080 of the Zoning Ordinance to permit a building height of 66.83 feet and four
stories, where a maximum building height of 60 feet and two and one-half stories is permitted; and

F.   Off –Street Parking Space Area.  Variations from Section 17.30.100 of the Zoning Ordinance to permit individual off-street parking
spaces with an area of 156.25 square feet, where a minimum area of 180 square feet for individual off-street parking spaces is required.

   SECTION 4:   CONDITIONS.  The Special Use Permit granted by Section 2 of this Ordinance and the Variations granted by Section
3 of this Ordinance are subject to, and contingent upon, compliance by the Applicant with the following conditions: 

A.   Commencement of Construction.  The Applicant must commence the demolition of the Existing Improvements and the construction
of the Proposed Improvements no later than 12 months after the effective date of this Ordinance;

B.   Community Liaison.  The Applicant must designate a person whom Village residents may contact, at all times during the demolition
of the Existing Improvements and the construction of the Proposed Improvements, regarding questions and concerns about the
development and use of the Subject Property pursuant to this Ordinance;

C.   Traffic Guard.  At all times during the demolition of the Existing Improvements and the construction of the Proposed Improvements,
the Applicant must deploy a traffic guard during the peak High School and Greeley School student pedestrian hours at the intersection of
Sunset Road and Woodland Avenue in the Village, as established in consultation with the Village Chief of Police and Greeley School;

D.   Compliance with Regulations.  Except to the extent specifically provided otherwise in this Ordinance, the development, use, and
maintenance of the Proposed Improvements on the Subject Property must comply at all times with all applicable Village codes and
ordinances, as they have been or may be amended over time;

E.   Reimbursement of Village Costs.  In addition to any other costs, payments, fees, charges, contributions, or dedications required under
applicable Village codes, ordinances, resolutions, rules, or regulations, the Applicant must pay to the Village, promptly upon presentation
of a written demand or demands therefor, of all fees, costs, and expenses incurred or accrued in connection with the review, negotiation,
preparation, consideration, and review of this Ordinance.  Payment of all such fees, costs, and expenses for which demand has been
made shall be made by a certified or cashier's check.  Further, the Applicant must pay upon demand all costs incurred by the Village for
publications and recordings required in connection with the aforesaid matters.

F.   Compliance with Plans.  The development, use, and maintenance of the Proposed Improvements at the Subject Property must be in
strict accordance with the following documents and plans, except for minor changes and site work approved by the Director of
Community Development or the Director of Public Works (within their respective permitting authority) in accordance with all applicable
Village codes, ordinances, and standards:

1.   The demolition plans prepared by Wight and Company, consisting of four sheets, and with a latest revision date of October 8, 2014,
attached to and, by this reference, made a part of this Ordinance as Exhibit C;

2.   The demolition floor plans prepared by Wight and Company, consisting of five sheets, and with a latest revision date of November



2014, attached to and, by this reference, made a part of this Ordinance as Exhibit D;

3.   The site plans prepared by Wight and Company, consisting of six sheets, and with a latest revision date of October 8, 2014 as to
sheets C2.00, C2.02, C2.04, and C2.05, and of October 15, 2014 as to sheets C2.01, C2.03, attached to and, by this reference, made a
part of this Ordinance as Exhibit E (collectively, the “Site Plans” );

4.   The overall utility plan prepared by Wight and Company, consisting of one sheet, and with a latest revision date of October 8, 2014,
attached to and, by this reference, made a part of this Ordinance as Exhibit F;

5.   The alternate conforming parking exhibit, prepared by Wight and Company, consisting of one sheet, and with a latest revision date of
October 8, 2014, attached to and, by this reference, made a part of this Ordinance as Exhibit G;

6.   The roadway sections, prepared by Wight and Company and consisting of one sheet, attached to and, by this reference, made a part of
this Ordinance as Exhibit H;

7.   The landscape plans, prepared by Wight and Company, consisting of five sheets, and with a latest revision date of October 8, 2014,
attached to and, by this reference, made a part of this Ordinance as Exhibit I;

8.   The proposed floor plans and roof plan, prepared by Wight and Company, consisting of six sheets, and dated November 2014,
attached to and, by this reference, made a part of this Ordinance as Exhibit J;

9.   The proposed elevations, prepared by Wight and Company, consisting of two sheets, and dated November 2014, attached to and, by
this reference, made a part of this Ordinance as Exhibit K; and

10.   The proposed building sections, prepared by Wight and Company, consisting of one sheet, and dated November 2014, attached to
and, by this reference, made a part of this Ordinance as Exhibit L.

   SECTION 5 :   RECORDATION; BINDING EFFECT.  A copy of this Ordinance will be recorded with the Cook County Recorder
of Deeds.  This Ordinance and the privileges, obligations, and provisions contained herein inure solely to the benefit of, and are binding
upon, the Applicant and each of its heirs, representatives, successors, and assigns.

   SECTION 6:   FAILURE TO COMPLY.  Upon the failure or refusal of the Applicant to comply with any or all of the conditions,
restrictions, or provisions of this Ordinance, in addition to all other remedies available to the Village, the approvals granted in Sections 2
and 3 of this Ordinance will, at the sole discretion of the Village Council, by ordinance duly adopted, be revoked and become null and
void; provided, however, that the Village Council may not so revoke the approvals granted in Sections 2 and 3 of this Ordinance unless it
first provides the Applicant with two months advance written notice of the reasons for revocation and an opportunity to be heard at a
regular meeting of the Village Council.  In the event of revocation, the development and use of the Subject Property will be governed
solely by the regulations of the applicable zoning district and the applicable provisions of the Zoning Ordinance, as the same may, from
time to time, be amended.  Further, in the event of such revocation, the Village Manager and Village Attorney are hereby authorized and
directed to bring such zoning enforcement action as may be appropriate under the circumstances.

   SECTION 7:   AMENDMENT OF SPECIAL USE PERMIT.  Any amendments to the approvals granted in Sections 2 and 3 of this
Ordinance that may be requested by the Applicant after the effective date of this Ordinance may be granted only pursuant to the
procedures, and subject to the standards and limitations, provided in the Zoning Ordinance.

   SECTION 8:   SEVERABILITY.  If any provision of this Ordinance or part thereof is held invalid by a court of competent
jurisdiction, the remaining provisions of this Ordinance shall remain in full force and effect, and shall be interpreted, applied, and
enforced so as to achieve, as near as may be, the purpose and intent of this Ordinance to the greatest extent permitted by applicable law.

   SECTION 9:   EFFECTIVE DATE.

A.   This Ordinance will be effective only upon the occurrence of all of the following events:

   1.   Passage by the Village Council in the manner required by law;

2.   Publication in pamphlet form in the manner required by law; and

3.   The filing by the Applicant with the Village Clerk of an Unconditional Agreement and Consent in the form of Exhibit M attached to
and, by this reference, made a part of this Ordinance to accept and abide by each and all of the terms, conditions, and limitations set forth
in this Ordinance and to indemnify the Village for any claims that may arise in connection with the approval of this Ordinance.

B.   In the event that the Applicant does not file with the Village Clerk a fully executed copy of the unconditional agreement and consent
described in Section 9.A.3 of this Ordinance within 60 days after the date of passage of this Ordinance by the Village Council, the
Village Council shall have the right, in its sole discretion, to declare this Ordinance null and void and of no force or effect.

PASSED this 6th day of January, 2015, pursuant to the following roll call vote:

AYES:    Trustees Fessler, Kates, Krucks, McCrary and Prodromos   

NAYS:    None   

ABSENT:    Trustee Braun   

APPROVED this 6th day of January, 2015.

   Signed:

   s/E. Gene Greable   



   Village President

Countersigned:

s/Robert M. Bahan   

Village Clerk

Published by authority of the President and Board of Trustees of the Village of Winnetka, Illinois, this 6th day of January, 2015.

Introduced:  Waived

Passed and Approved:  January 6, 2015

EXHIBIT A

LEGAL DESCRIPTION OF SUBJECT PROPERTY

[INSERT LEGAL DESCRIPTION]

Commonly known as 385 Winnetka Avenue, Winnetka, Illinois.

EXHIBIT B

DECEMBER 8, 2014 PUBLIC HEARING MINUTES OF THE ZBA

EXHIBIT C

DEMOLITION PLANS

EXHIBIT D

DEMOLITION FLOOR PLANS

EXHIBIT E

SITE PLANS

EXHIBIT F

OVERALL UTILITY PLAN

EXHIBIT G

ALTERNATE CONFORMING PARKING EXHIBIT

EXHIBIT H

ROADWAY SECTIONS

EXHIBIT I

LANDSCAPE PLANS

EXHIBIT J

PROPOSED FLOOR PLANS AND ROOF PLAN

EXHIBIT K

PROPOSED ELEVATIONS

EXHIBIT L

PROPOSED BUILDING SECTIONS



EXHIBIT M

UNCONDITIONAL AGREEMENT AND CONSENT

TO:  The Village of Winnetka, Illinois ( "Village" ):

   WHEREAS, the Board of Education of New Trier Township High School District No. 203, Cook County, Illinois ("Applicant") is the
record title owner of the property commonly known as 385 Winnetka Avenue in the Village (“Subject Property”)

   WHEREAS, the Applicant desires to construct a school building, roadway improvements, and parking improvements, and to operate a
high school, on the Subject Property; and

   WHEREAS, Ordinance No. M-1-2015, adopted by the Village Council on ______, 2015 ( "Ordinance" ), grants certain variations
from the provisions of the Winnetka Zoning Ordinance and a special use permit to the Applicant to permit the construction of the school
building, roadway improvements, and parking improvements on the Subject Property and the use of the Subject Property for the
operation of a high school; and

   WHEREAS, Section 9 of the Ordinance provides, among other things, that the Ordinance will be of no force or effect unless and until
the Applicant has filed, within 60 days following the passage of the Ordinance, its unconditional agreement and consent to accept and
abide by each and all of the terms, conditions, and limitations set forth in the Ordinance;

   NOW, THEREFORE, the Applicant does hereby agree and covenant as follows:

1.   The Applicant does hereby unconditionally agree to accept, consent to, and abide by each and all of the terms, conditions, limitations,
restrictions, and provisions of the Ordinance.

2.   The Applicant acknowledges that public notices and hearings have been properly given and held with respect to the adoption of the
Ordinance, has considered the possibility of the revocation provided for in the Ordinance, and agrees not to challenge any such
revocation on the grounds of any procedural infirmity or a denial of any procedural right.

3.   The Applicant acknowledges and agrees that the Village is not and will not be, in any way, liable for any damages or injuries that
may be sustained as a result of the Village's grant of variations and a special use permit for the Subject Property or its adoption of the
Ordinance, and that the Village's approvals do not, and will not, in any way, be deemed to insure the Applicant against damage or injury
of any kind and at any time.

4.   The Applicant does hereby agree to hold harmless and indemnify the Village, the Village's corporate authorities, and all Village
elected and appointed officials, officers, employees, agents, representatives, and attorneys, from any and all claims that may, at any time,
be asserted against any of such parties in connection with the Village's adoption of the Ordinance granting the variations and the special
use permit for the Subject Property.

5.   The Applicant hereby agrees to pay all expenses incurred by the Village in defending itself with regard to any and all of the claims
mentioned in this Unconditional Agreement and Consent.  These expenses will include all out-of-pocket expenses, such as attorneys' and
experts' fees, and will also include the reasonable value of any services rendered by any employees of the Village.

 
Dated:    , 2015

ATTEST:
THE BOARD OF EDUCATION OF THE NEW TRIER
TOWNSHIP HIGH SCHOOL DISTRICT NO. 203,
COOK COUNTY, ILLINOIS

By:    By:    
Its:    Its:     
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	1 - ZBA Agenda Packet - 747 Walden.pdf
	TO: ZONING BOARD OF APPEALS
	FROM: ANN KLAASSEN, SENIOR planner
	DATE: june 10, 2021
	SUBJECT:  747 walden ROAD – vARIATION (CASE NO. 21-21-V2)
	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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	1 - ZBA Agenda Packet - New Trier HS.pdf
	TO: ZONING BOARD OF APPEALS
	FROM: ANN KLAASSEN, SENIOR planner
	DATE: june 10, 2021
	SUBJECT:  385 winnetka avenue – new trier high school – special use permit and vARIATIONs (CASE NO. 21-15-su)
	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 amendment to the special use for the high school and the requested variations should only be approved subject to the following conditions…]
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