Village of Lincolnwood
Plan Commission
Meeting

Wednesday, January 5, 2022
7:00 P.M.
In accordance with the adopted amendments to the Illinois Open Meetings Act permitting the Plan Commission to
conduct a virtual Plan Commission meeting, members of the public are allowed to be physically present in the Village
Board meeting room in Village Hall at 6900 North Lincoln Avenue, subject to room capacity and social distancing
requirements. Accordingly, the opportunity to view the virtual meeting at Village Hall is available on a “first come,
first-served” basis. Those members of the public present at Village Hall will be able to provide real-time comments in
person on the computer available in the Council Chambers. Anyone who does not desire, or who is not able, to be
physically present at Village Hall can watch the Plan Commission meeting live by visiting the Village website or by
clicking www.lincolnwoodil.org/live-cable-channel/.
Those wishing to submit public comments in writing may do so by emailing comments to dhammel@lwd.org prior to
the commencement of the meeting. Emails received will be provided to the Plan Commission in advance of the
meeting, or read aloud during the appropriate Public Comment period for each matter on the agenda. We ask that you
keep your emailed comments to under 200 words to allow time for others to be heard and for the Commission to
progress through the public meeting agenda. Thank you for your understanding of these guidelines.
Those unwilling or unable to appear in person but wishing to provide real-time comments to the Plan Commission
may do so by participating from a remote location through GoTo Meeting. Login information for participating in this
manner is as follows:
o WEB-BASED VIDEO PARTICIPATION: https://global.gotomeeting.com/join/752910165
o AUDIO-ONLY DIAL-IN: (872) 240-3412, ACCESS CODE: 752-910-165

Meeting Agenda
1.

Call to Order/Roll Call

2.

Pledge of Allegiance

3.

Approval of Minutes
December 1, 2021 Meeting Minutes

4.

Case #PC-01-22: 3757 West Touhy Avenue – Approval of Special Uses and Zoning Variations to
Allow for the Development of a Car Wash
Request:

Consideration of a request by Matthew Fuller, on behalf of Peaceful Oaks Limited
Partnership, Property Owner, to approve the following related to the proposed
development of a car wash: Approval of Special Uses related to: 1) a drive-thru
facility; and 2) parking in the front yard; and Approval of Zoning Variations related
to: 3) outdoor operations related to vacuum stations; 4) an accessory structure with a
setback from the primary structure of less than fifteen feet; 5) a reduced setback
along the west lot line from 30 feet to thirteen feet to allow for the proposed

payment stations and canopies; 6) a fence located in the front yard along the west lot
line; 7) the use of concrete masonry units or stone veneer for the entirety of the
exterior façade, other than areas where glass is proposed; 8) illumination levels
above what is permitted; 9) curb cuts located less than thirty feet apart; 10) a waiver
of required building foundation landscaping along the east and west facades; and 11)
a reduction on the amount of required parking by fifty-eight spaces, all for the
property commonly known as 3757 West Touhy Avenue. During this Hearing, the
Plan Commission may consider any additional relief that may be discovered during
the review of this case.
5.

Case #PC-02-22: Zoning Text Amendment – Standards Related to Requests for Zoning Variations
Request:

Referral by the Village Board to consider potential Text Amendments related to
Sections 5.14(5) and 5.15(7) of the Zoning Code, pertaining to the language and
application of standards used to determine the appropriateness of Minor Variations
(Section 5.14(5)) or Major Variations (Section 5.15(7)). During this Hearing, the
Plan Commission may consider any additional Text Amendments related to the
review of this case.

6.

Next Regular Meeting: February 2, 2022

7.

Public Comment

8.

Adjournment
Posted: December 29, 2021

Draft MEETING MINUTES
OF THE
PLAN COMMISSION
December 1, 2021 – 7:00 P.M.
LINCOLNWOOD VILLAGE HALL
6900 NORTH LINCOLN AVENUE
LINCOLNWOOD, ILLINOIS 60712

Present: Acting Chairman Steven Jakubowski, Commissioners Henry Novoselsky, Suzanne
Auerbach, Adi Kohn, and Don Sampen
Absent: Chairman Mark Yohanna and Commissioner Mark DeAngelis
Staff Present: Community Development Director Scott Mangum, and Community Development
Manager Doug Hammel, Village Attorney Hart Passman, Village Attorney Liz Butler,
Community Development Coordinator Marcos Classen
I.

Call to Order

Due to the absence of Chairman Yohanna, Commissioner Jakubowski served as the presiding
officer for this meeting.
Presiding Officer Jakubowski noted a quorum of five members and called the meeting to order at
7:02 p.m.
II. Pledge of Allegiance
III. Approval of Minutes
Motion to approve the November 3, 2021 Plan Commission Minutes was made by
Commissioner Sampen and seconded by Commissioner Auerbach.
Aye: Jakubowski, Auerbach, and Sampen
Nay: None
Abstain: Kohn, Novoselsky
Motion Approved: 3-0

IV. Case #PC-18-21: 6416 North Ridgeway – Special Use Request for a
Laboratory
Community Development Manager Doug Hammel introduced the case requesting a special use
approval being requested for a laboratory at 6416 N. Ridgeway. The facility would be used as a
support lab for analysis Covid samples with no Covid testing taking place on site. A special use
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approval is needed because the facility is in the MB district. Mr. Hammel also talked about how
the petitioner has been working with the Village fire department to make sure they will meet the
required state and federal guidelines.
Nancy Sander, attorney for the petitioner, talked about how the day to day operations are
anticipated to operate at the facility. Attorney Sandler also spoke about the safety measures in
place and how samples are handled both as they come in and how they are disposed of.
Some questions from the commissioners asked how many daily samples were planned for the
facility, as well as where the sample would come from, and plans for the facility post Covid.
Petitioner Abdul Mohsi stated that the daily average would be two to three hundred samples
daily with the majority of the samples being from the Chicagoland area. Mr. Mohsi stated that
post Covid the plan is to continue to operate as a lab.
Presiding Officer Jakubowski announced the opportunity for comments from the public. Let the
record show that no one came forward.

Motion to recommend approval of a special use made by Commissioner Novoselsky and
seconded by Commissioner Auerbach.
Aye: Novoselsky, Auerbach, Sampen, Kohn, and Jakubowski
Nay:
Motion Passed: 5-0
This item will be brought forth to the Village Board on December 21st.

V.

Discussion: 2022 Plan Commission Meeting Dates

Community Development Manager Doug Hammel went over the proposed meeting dates for
2022. The main change from the discussion in November is the date to be used for the October
2022 meeting. Mr. Hammel noted that the October 6, 2022 date previously approved by the Plan
Commission is no longer available. Therefore, he recommended a revised meeting date of
October 12, 2022.
However, commissioners were leaning towards using the October 3rd date and Mr. Hammel
stated he would circulate the date with the commissioners not present at the meeting prior to the
Village Board adopting the new Village calendar on December 21st.
VI.

Introduction of new Village Attorney

Village Attorney Hart Passman introduced his colleague Attorney Liz Butler who will be
transitioning to being the village attorney for both the Plan Commission and Zoning Board of
Appeals.
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VII.

October 6, 2021

Next Meeting

The next meeting of the Plan Commission is scheduled for Wednesday, January 5, 2021.
VIII. Public Comment
Presiding Officer Jakubowski announced the opportunity for comments from the public. Let the
record show that no one came forward.
IX. Adjournment
Motion to recommend adjournment was made by Commissioner Novoselsky and seconded by
Commissioner Auerbach.
Aye: Novoselsky, Kohn, Auerbach, Sampen, and Jakubowski
Nay:
Motion Passed: 5-0
Meeting adjourned at 7:31 p.m.
Respectfully submitted,

Marcos Classen
Community Development Coordinator
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Plan Commission Staff Report
Case # PC-01-22
January 5, 2022
Subject Property:
3757 West Touhy Avenue

Zoning District:
M-B Manufacturing and Business

Petitioner:
Matthew Fuller, on behalf of Peaceful
Oaks Limited Partnership, Property
Owner

Nature of Request:
Approval of a 1) Special Use to allow a drive-thru facility and parking in the front yard, and 2)
Variations related to several characteristics of the proposed use, in order to accommodate the
redevelopment of the property as a car wash.

Notification:
Notice was published in the Lincolnwood Review on December 16, 2021, Public Hearing Signs
were installed at 3757 West Touhy Avenue, and mailed legal notices dated December 10, 2021
were provided to properties within 250 Feet.

Background
Matthew Fuller, on behalf of Peaceful Oaks Limited Partnership, property owner, seeks
approvals necessary to allow the redevelopment of 3757 West Touhy Avenue as a car
wash. The property currently hosts a single-story structure of approximately 23,000 square
feet. The existing structure has been vacant for several years, but has historically been used
for light industrial uses. The property has an area of approximately 37,000 square feet, or
.85 acres, and benefits from access from both Touhy Avenue and Ridgeway Avenue.
The proposed development includes a car wash facility with an automated “tunnel” car
wash, 14 vacuum stations, and a series of vehicular drive aisles providing access to various
operations on the property. The development would be subject to other approvals,
including stormwater detention requirements, that would be considered during the
permitting process, should zoning approval be granted by the Village.

3757 West Touhy Avenue
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Proposed Site Plan
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Required Approvals
The Petitioner’s request requires the following zoning approvals.
Special Use Approvals
1. Special Use to allow for a drive-thru
facility.
Section 4.08(2) states that drive-thru
operations shall be permitted only
after the issuance of a Special Use
approval. The Zoning Code defines a
“drive-thru establishment” as “a place
of business being operated for the
sale and purchase at retail of food or
beverages and other goods, services,
or entertainment which is designed
and equipped so as to allow its
patrons to be served or
accommodated primarily while
remaining in their motor vehicles.”
While a car wash is not specifically
listed in the examples of drive-thru
facilities given in the Zoning Code,
the proposed use nonetheless meets
the definition.
2. Special Use to allow for parking in
the front yard.
Section 7.06(5) states that parking is
permitted in the front yard of uses in
the M-B Zoning District, but only
upon issuance of a Special Use
permit. The proposed site plan shows
three spaces that are partially or
wholly located between the front
façade of the structure and the front
lot line.
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Site Plan Showing the Locations of
Required Relief

Variation Approvals
3. Variation related to outdoor
operations to accommodate the
vacuum stations.
Section 4.08(2) states that “all
business, processing, storage and all
other activities and operations shall be
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conducted within completely
enclosed buildings….” The proposed
vacuum stations utilize parking stalls,
but constitute services that are
provided and are located outside of a
structure. The operation of the
vacuum stations is discussed in the
“Considerations” section of this
report.
4. Variation related to accessory
5
structure setback.
Section 3.08(4)a states that “a
detached accessory building shall not
be nearer than 15 feet from the
nearest wall of the principal
building….” The canopy of the
easternmost pay station is setback
approximately 11 feet from the west
façade of the principal structure.
5. Variation related to the required
setback from properties in a
residential zoning district.
Section 4.14 establishes a minimum
side yard setback of 30 feet when the
side yard of a property in the M-B
zoning district abuts a property in a
residential zoning district. The
proposed development includes
canopies and payment stations, the
westernmost of which is setback
approximately 11 feet from the west
lot line.
6. Variation related to a structure in the
required transition yard.
Section 6.16(1) states that “a
minimum ten-foot landscaped setback
and screening area shall be located
along the length of any property line
located in the B-1, B-2, B-3, O, or MB Zoning Districts when adjacent to
property zoned residential.” The
proposed site plan indicates that the
canopy of the westernmost pay station
would be approximately 8 feet from
the west lot line.
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Site Plan Showing the Locations of
Required Relief
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7. Variation related to a fence in the
front yard.
Section 3.13(9)c states that “fencing
shall not be allowed in front yards,
except as provided in this section.”
(No exceptions in the code apply in
this instance.) The proposed site plan
shows a “sound barrier fence” along
the west lot line as a means of
screening the car wash operations
from residential uses to the west. A
portion of that proposed fence
extends north of the front façade of
the building, meaning that portion of
the fence is located in the front yard.
8. Variation related to levels of
illumination.
Section 6.07(2)d establishes a series
of metrics related to levels of
illuminations for development. The
proposed photometric plan is not in
compliance with these metrics is the
following ways:
a. There are several locations
throughout the property where
the maximum permitting
illumination level of 3.0 footcandles is exceeded,
especially near the payment
stations and in the vacuum
stations;
b. The maximum to minimum
ratio of 15.0 to 1 is exceeded;
and
c. The maximum average to
minimum ratio of 4 to 1 is
exceeded.
9. Variation related to exterior building
materials.
Section 6.04(4) states that “the use of
concrete block, precast panels, and/or
masonry stucco is permitted as a
minor or accent building material, but
is not permitted for use as a
predominant building material.” The
proposed elevations indicate that the
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predominant façade material would be a “custom concrete masonry unit.” The
Petitioner provided a product brochure that demonstrates examples of projects that
have integrated this material. Staff’s understanding is that the proposed material is
a concrete block cast and dyed to resemble masonry brick. The code allows
masonry as a predominant building material, but defines “brick” as “a molded
rectangular block primarily comprised of clay and/or shale, fired with natural gas or
coal at approximately 2,000° to fuse the shale or clay into a durable building unit
that is laid continuously with joints between the units filled with mortar….”
Therefore, while the proposed product may resemble brick, it does not meet the
Zoning Code’s definition of that material.

Renderings of the Exterior Elevations Illustrating the Proposed Building Materials
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10. Variation related to the spacing of
curb cuts.
Section 6.03(2)b establishes a
minimum spacing of 30 feet between
curb cuts. The proposed site plan
shows two curb cuts providing access
to and from Ridgeway Avenue at the
south end of the site. These curb cuts
are spaced 30 feet apart. However,
the property immediately to the south
11
(7150 North Ridgeway Avenue) has a
curb cut close to the parcel line
between the two properties. The
southernmost curb cut on the subject
11
property is would be located
approximately 12 feet from the
existing curb cut on the property to
the south.
11. Variation related to foundation
landscaping.
Section 6.15(1) states that “a
minimum setback and landscape area
10
of six feet in width shall be located
immediately along the front and sides
of all buildings.” The proposed
Site Plan Showing the Locations of
landscape plan indicates that
Required Relief
landscaping would not be provided
along the east and west facades of the
principal structure.
12. Variation related to on-site parking capacity.
Section 7.10 establishes a minimum on-site parking requirement of six stacking
spaces per washing bay, plus 1 parking space per 1.5 employees. The drive-thru
“tunnel” provides adequate stacking spaces. However, the 14 vacuum stations also
qualify as washing bays, and they are served by a standard one-way drive aisle with
not designated stacking spaces. Based on the Zoning Code, the total amount of
required on-site parking capacity would be 75 spaces. In its response to the
Variation standards found in the Zoning Code, the Petitioner states that the
proposed use does not need the required parking spaces due to the fact that users
will occupy the vacuum stations, then leave the property. Materials submitted by
the Petitioner indicate that three spaces would be provided for employees.
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Considerations
The following may be considered by the Plan Commission when discussing the requested
Special Use and Variation approvals:
Traffic and Circulation
As part of the preliminary plan review process, staff requested a Summary Traffic
Evaluation in order to assess the traffic generated by the proposed use, stacking capacity,
and site circulation. That document, prepared by KLOA and attached to this report,
recommends a number of traffic control signs that are consistent with the
recommendations of the Village Engineer. The document also indicates that the car wash
“tunnel” can accommodate approximately 120 vehicles per hour, with a total stacking
capacity of 32 vehicles. Based on the Institute of Transportation Engineer (ITE), it is
estimated that up to 68 vehicles would use the facility during its peak time (Saturday
midday peak hour). However, data provided by other Fuller’s Car Wash locations indicates
that the peak may be around 45 cars during the weekday evening peak hour, and 55 cars
during the Saturday midday peak hour. Based on these estimates, the stacking capacity,
and the rate of traffic flow through the “tunnel”, it is not anticipated that there will be
excessive stacking issues during most regular times of operation. The only possible
exceptions may be nice days during the winter or early spring, when car wash demand is
often heaviest. It should be noted that the Village Engineer reviewed the Summary Traffic
Evaluation. The Village Engineer’s report, which is attached to this staff report, identifies
the following:
• The Petitioner will have to submit the Summary Traffic Evaluation to IDOT for
their review and approval of the proposed means of access and egress from the
proposed use. (This does not necessarily have to be done prior to Village zoning
approvals, but would have to be done prior to permitting.
• The Petitioner will have to provide additional information to the Village and/or
IDOT comparing the proposed development and its resulting traffic patterns to
existing and no-build projections.
• The Summary Traffic Evaluation refers to a similar project in Harwood Heights.
That project includes access control gates at the exit driveways. The Petitioner
should indicate of such access control gates are proposed for this development.
Impact of Vacuum Stations
During preliminary plan review, staff expressed concerns about the noise generated by the
vacuum stations. The Petitioner clarified that the vacuum and filtration equipment is
centralized and housed in an enclosed area. Therefore, each individual station does not
generate any significant amount of noise.
Noise Abatement Measures
During discussions with staff, the Petitioner has noted an example of an existing facility
similar to the proposed use. That existing facility is located at the intersection of Gunnison
Street and Nagle Avenue in Harwood Heights, IL. Specifically, the Petitioner provided a
noise assessment of that facility, which includes recommended actions aimed at
minimizing noise impacts on adjacent properties. The proposed use in Lincolnwood
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includes the following recommended characteristics identified in the report related to the
Hardwood Heights facility:
• Vacuum motors that are housed in the building;
• Blowers are located further back from the exit of the tunnel;
• A masonry wall and sound absorbing canopy are provided at the exit of the tunnel;
and
• The proposed eight-foot wall along the west lot line would be masonry.
Façade Building Materials
The Plan Commission recently recommended approval of an alternative façade material for
the District 1860 project. However, the rationale for that approval was based on extensive
research of the alternative product, staff field visits to see its aesthetic impact in built
projects, and an understanding of why it was more appropriate for that specific project.
Custom concrete masonry units, the product proposed for the car wash development, is
best described as CMU blocks that are cast and dyed to appear as brick. Staff has requested
that the Petitioner provide additional information during the Public Hearing to identify
why its application is specifically appropriate in this context, and why traditional brick is
not a viable option.
Public Input
Prior to the drafting of this report, staff has not received any public comment regarding this
request. Any public comment received after the distribution of this agenda to the Plan
Commission will be provided in advance of or during the public hearing.
Special Use Standards
Sections 5.15 and 5.17 of the Zoning Code establish Variation and Special Use standards
that are to be considered by the Plan Commission when considering the appropriateness of
such requests. These standards can be found as an attachment to this report.

Requested Action
The Petitioner seeks approval of the following:
1. Special Use to allow for a drive-thru facility;
2. Special Use to allow for parking in the front yard;
3. Variation from Section 4.08(2) related to outdoor operations to accommodate the
vacuum stations;
4. Variation from Section 3.08(4)a related to accessory structure setback;
5. Variation from Section 4.14 related to the required setback from properties in a
residential zoning district.
6. Variation from Section 6.16(1) related to a structure in the required transition yard.
7. Variation from Section 3.13(9)c related to a fence in the front yard.
8. Variation from Section 6.07(2)d related to levels of illumination.
9. Variation from Section 6.04(4) related to exterior building materials.
10. Variation from Section 6.03(2)b related to the spacing of curb cuts.
11. Variation from Section 6.15(1) related to foundation landscaping.
12. Variation from Section 7.10 related to on-site parking capacity.
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Documents Attached
1. Special Use Application
2. Variation Application
3. Responses to Variation Standards
4. Proposed Development Plans
5. Color Elevations
6. Heritage Collection Designer Concrete Brick Brochure
7. Summary Traffic Evaluation by KLOA
8. Village Engineer Memorandum Regarding Summary Traffic Evaluation
9. Noise Assessment for the Hardwood Heights, IL Fuller’s Car Wash Facility
10. Checklist of Special Use and Variation standards
11. Relevant Regulations
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VILLAGE OF LINCOLNWOOD

Community Development Department

Public Hearing Application
Special Use and PUD

SUBJECT PROPERTY
3757 West Touhey Avenue
Property Address: _____________________________________________________________________
10-35-104-72
Permanent Real Estate Index Number(s): _________________________________________________
M-B
Zoning District: _________________

37038
Lot Area: _________________________________________

List all existing structures on the property. Include fencing, sheds, garages, pools, etc.
1 story brick building
_____________________________________________________________________________________

1 story brick building
_____________________________________________________________________________________

✔ No
Are there existing development restrictions affecting the property?
___ Yes
___
(Examples: previous Variations, conditions, easements, covenants) If yes, describe: _________________
______________________________________________________________________________________
______________________________________________________________________________________

REQUESTED ACTION
 Special Use – Residential
 Special Use – Non-Residential

 Planned Unit Development (PUD)
 Other

PROJECT DESCRIPTION
The proposed car wash is a permitted use in a M-B district
Describe the Request and Project: _______________________________________________________

to permit parking in the front yard
_______________________________________________________________________
to permit parking in the front yard
_______________________________________________________________________

PROPERTY OWNER/PETITIONER INFORMATION
Property Owner(s): (List all Beneficiaries if Trust)
Peaceful Oaks Family Limited Partnership
Name: _______________________________________________________________________________

9124 West 47th Street, Brookfield, Illinois 60611
Address: _____________________________________________________________________________
3871115 Fax: (_____) _________ E-mail: _____________________________
708 _________
mfuller@fullerscwe.com
Telephone: (_____)
Petitioner: (if Different from Owner)
Name: _______________________________ Relationship to Property: ________________________
Address: _____________________________________________________________________________
Telephone: (_____) _________ Fax: (_____) _________ E-mail: _____________________________

REQUIRED ATTACHMENTS *
Check all Documents that are Attached:
Plat of Survey
Site Plan
Proof of Ownership
Floor Plans

✔
______
✔
______
______
✔
______

Applicable Zoning Worksheet
Photos of the Property
PDF Files of all Drawings
Elevations

_______
_______
✔
_______
✔
_______

*The above documents are required for all applications. The Zoning Officer may release an applicant from
specific required documents or may require additional documents as deemed necessary.

COST REIMBURSEMENT REQUIREMENT
The Village requires reimbursement of certain out-of-pocket costs incurred by the Village in
connection with applications for zoning approvals and relief. These costs include, but are not
limited to, mailing costs, attorney and engineer costs, and other out-of-pocket costs incurred by
the Village in connection with this application. In accordance with Section 5.02 of the Village of
Lincolnwood Zoning Ordinance, both the petitioner and the property owner shall be jointly and
severely liable for the payment of such out-of-pocket costs. Out-of pocket costs incurred shall be
first applied against any hearing deposit held by the Village, with any additional sums incurred
to be billed at the conclusion of the hearing process.
Invoices in connection with this application shall be directed to:
Name:

Peaceful Oaks Family Limited Partnership
_____________________________________________

Address:

9124 West 47th Street, Brookfield, Illinois 60611
_____________________________________________

City, State, Zip:

_____________________________________________

ATTESTMENT AND SIGNATURE
I hereby state that I have read and understand the Village cost reimbursement requirement, as
well as the requirements and procedures outlined in Article V of the Village Zoning Ordinance,
and I agree to reimburse the Village within 30 days after receipt of an invoice therefor. I further
attest that all statements and information provided in this application are true and correct to the
best of my knowledge and that I have vested in me the authority to execute this application.
REIMBURSEMENT REQUIREMENT & COSTS

PROPERTY OWNER:

PETITIONER: (if Different than Property Owner)

____________________________________
Signature

________________________________________
Signature

____________________________________
Print Name

________________________________________
Print Name

12.6.21
___________________________________
Date

________________________________________
Date

VILLAGE OF LINCOLNWOOD
COMMUNITY DEVELOPMENT DEPARTMENT

To be approved, each Special Use request must meet certain specific standards. These seven
standards are listed below. After each listed standard, explain how the Special Use request
satisfies the listed standard. Use additional paper if necessary.
1. Please explain how the use is necessary for the public convenience at this location and the
subject property is deemed suitable for the use. (Please explain in detail)
A car wash operation is complementary to the site, in fact, requires well traveled streets to provide easy
access to the site.
The special use for a drive-thru facility is for the pay stations which are a part of express style car washes.
The special use for front yard parking is for the drive aisle to access the egress drive.

2. Please explain how the use is so designed, located, and proposed to be operated that the public
health, safety, and welfare will be protected.
The car wash operation takes place inside the masonry car wash building, constructed of high quality
materials. The site lighting will be directed onto the site ans away from the neighboring properties.
An 8' sound barrier fence will be located along the west and south property lines.
The proposed development will act as a buffer between the heavily traveled streets and
the residences to the west of the site.

3. Please explain how this use would not cause substantial injury to the value of other property
in the neighborhood in which it is located.
The property is currently zoned M-B so a commercial use is in keeping with this intent, in fact a car wash
is a permitted use in this district. The site is designed for traffic to enter from and exit onto Ridgeway or
Touhy, away from the surrounding areas. The car wash building will be located towards the center of
the property, with a 8' sound barrier fence , along with complimentary landscaping along the west and
south property lines.

4. The Special Use is consistent with the goals and policies of the Comprehensive Plan.
A car wash is a permitted use in a M-B zoning district. The special use for a drive thru
facility is for the entry/payment portion of the car wash process.
The special use for front yard parking is for the drive aisle to access the egress drive.

5. The Special Use would not impede the normal and orderly development and improvement of
the surrounding property for uses permitted in the underlying Zoning District.
The special uses (drive-thru facility and parking in front yard) will facilitate the operation of a
well designed car wash operation, a use permitted in the zoning district.

6. Please explain how the Special Use is so designed to provide adequate utilities, access roads,
drainage, or necessary facilities.
Existing electric, water and sewer utilities are presently supplied to the existing building.
The required storm detention will be supplied by underground storage tanks.

7. Please explain how the Special Use is so designed to provide ingress and egress to minimize
traffic congestion on public streets.
Ingress to the site is limited to a drive off a more lightly traveled Ridgeway.
The entire car wash operation takes place on site and when the public has completed
the wash operation, full egress can be gained onto Ridgeway, while egress onto the more heavily
traveled Touhy Ave. will be limited to east bound traffic only.

VILLAGE OF LINCOLNWOOD
COMMUNITY DEVELOPMENT DEPARTMENT

Plan Commission
Hearing Fee*

Hearing Deposit**

Special Use - Non Residential Property

$500

$2,000

Special Use - Residential Property

$250

NA

Reasonable Accommodation

$250

$2,000

Text Amendment

$500

$2,000

Map Amendment
Planned Unit Development (PUD)
0 to 5 Acres
Planned Unit Development (PUD)
5 to 10 Acres
Planned Unit Development (PUD)
Over 10 Acres
Minor Subdivision

$500

$2,000

$1,250

$10,000

$2,500

$10,000

$3,000

$10,000

$250

NA

$500

$2,000

Hearing Type

Hearing Fee*

Hearing Deposit**

Major Variation - Non Residential Property

$500

NA

Major Variation - Residential Property

$250

NA

Variation - Off-Street Parking

$500

NA

Variation - Design Standards

$250

NA

Minor Variation

$125

NA

Sign Variation/Special Signs

$500

NA

Hearing Type

Major Subdivision

zon1ng Boar d 0f A.ppeaIs

* Hearing fees are non-refundable.
** Hearing deposits shall be applied to out-of-pocket expenses incurred by the Village as the
result of the Public Hearing process. If additional costs are incurred, or if no deposit is
provided, such out-of-pocket expenses will be billed directly to the applicant.

VILLAGE OF LINCOLNWOOD

Community Development Department
ACTION

Public Hearing Application
Variations

SUBJECT PROPERTY
3757 West Touhey Avenue
Property Address: _____________________________________________________________________

10-35-104-72
Permanent Real Estate Index Number(s): _________________________________________________
M-B
Zoning District: _________________

37038
Lot Area: _________________________________________

List all existing structures on the property. Include fencing, sheds, garages, pools, etc.
1 story brick building
_____________________________________________________________________________________
_____________________________________________________________________________________
✔ No
Are there existing development restrictions affecting the property?
___ Yes
___
(Examples: previous Variations, conditions, easements, covenants) If yes, describe: _________________
______________________________________________________________________________________

REQUESTED ACTION





Variation – Residential
Variation – Non-Residential
Variation – Off-Street Parking
Variation – Design Standards

 Variation – Signs/Special Signs
 Minor Variation
 Other

PROJECT DESCRIPTION
The proposed car wash is a permitted use in a M-B district
Describe the Request and Project: _______________________________________________________
3871115
_______________________________________________________________________

PROPERTY OWNER/PETITIONER INFORMATION
Property Owner(s): (List all Beneficiaries if Trust)
Peaceful Oaks Family Limited Partnership
Name: _______________________________________________________________________________
9124 West 47th Street, Brookfield, Illinois 60611
Address: _____________________________________________________________________________

708
mfuller@fullerscwe.com
Telephone: (_____)
_________ Fax: (_____) _________ E-mail: _____________________________

Petitioner: (if Different from Owner)
Name: _______________________________ Relationship to Property: ________________________
Address: _____________________________________________________________________________
Telephone: (_____) _________ Fax: (_____) _________ E-mail: _____________________________

NOTICE OF REASONABLE ACCOMMODATION PROCESS
An alternate process is provided by the Village for persons with disabilities or handicaps who seek a
Reasonable Accommodation from the Zoning Code regulations in order to gain equal access to housing. If
you seek a Reasonable Accommodation from the Zoning Code based on disability or handicap, do not
complete this application form, but rather a separate application for Reasonable Accommodation. For
more information on this process, consult Section 4.06(3) of the Zoning Code, or contact the Community
Development Department at 847.673.7402.

VARIATION STANDARDS
To be approved, each Variation request must meet certain specific standards. These standards are
listed below. After each listed standard, explain how your Variation request satisfies the listed
standard. Use additional paper if necessary.
1. The requested Variation is consistent with the stated intent and purposes of the Zoning
Ordinance and the Comprehensive Plan.

See attached sheets

2. The particular physical surroundings, shape or topographical conditions of the subject
property would bring a particular hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of this Zoning Ordinance is enforced.

See attached sheets

3. The conditions upon which the petition for the Variation is based would not be applicable
generally to other property within the same Zoning District.

See attached sheets

4. The Variation is not solely and exclusively for the purpose of enhancing the value of or
increasing the revenue from the property.

See attached sheets

VARIATION STANDARDS (Continued)
5. The alleged difficulty or hardship has not been created by any person presently having an
interest in the property.

See attached sheets

6. The granting of the Variation will not be detrimental to the public welfare or injurious to
other property or improvements in the neighborhood in which the property is located.

See attached sheets

7. The Variation granted is the minimum change to the Zoning Ordinance standards necessary
to alleviate the practical hardship on the subject property.

See attached sheets

8. The proposed Variation will not impair an adequate supply of light and air to adjacent
property, or substantially increase the danger of fire, or otherwise endanger the public safety,
or substantially diminish or impair property values within the neighborhood.

See attached sheets

VILLAGE OF LINCOLNWOOD

COMMUNITY DEVELOPMENT DEPARTMENT

SIGN VARIATION STANDARDS
For all Sign Variation and/or Special Sign requests, the Applicant shall also complete Questions
9 through 12.
9. The proposed Variation is consistent with the statement of purpose set forth in Section 11.01
of the Zoning Ordinance.

10. The proposed sign complies with any additional standards or conditions set forth in Article
XI of the Zoning Ordinance.

11. The proposed sign will substantially enhance the architectural integrity of the building or
other structure to which it will be attached, if any.

12. The proposed sign conforms with the design and appearance of nearby structures and signs.

VILLAGE OF LINCOLNWOOD

COMMUNITY DEVELOPMENT DEPARTMENT

PUBLIC HEARING FEES AND DEPOSIT SCHEDULE

Plan Commission
Hearing Type

Hearing Fee*

Hearing Deposit**

Special Use – Non Residential Property

$500

$2,000

Special Use – Residential Property

$250

NA

Reasonable Accommodation

$250

$2,000

Text Amendment

$500

$2,000

Map Amendment

$500

$2,000

$1,250

$10,000

$2,500

$10,000

$3,000

$10,000

Minor Subdivision

$250

NA

Major Subdivision

$500

$2,000

Hearing Type

Hearing Fee*

Hearing Deposit**

Major Variation – Non Residential Property

$500

NA

Major Variation – Residential Property

$250

NA

Variation – Off-Street Parking

$500

NA

Variation – Design Standards

$250

NA

Minor Variation

$125

NA

Sign Variation/Special Signs

$500

NA

Planned Unit Development (PUD)
0 to 5 Acres
Planned Unit Development (PUD)
5 to 10 Acres
Planned Unit Development (PUD)
Over 10 Acres

Zoning Board of Appeals

* Hearing fees are non-refundable.
** Hearing deposits shall be applied to out-of-pocket expenses incurred by the Village as the
result of the Public Hearing process. If additional costs are incurred, or if no deposit is
provided, such out-of-pocket expenses will be billed directly to the applicant.

Fullers Car Wash, Lincolnwood, IL
December 7, 2021

Ordinance Section: Section 4.08(2)
Ordinance requires: All business, processing, storage and all other activities and operations shall be
conducted within completely enclosed buildings, except for off-street parking and off-street loading
operations.
•

Requested action: Zoning variation to allow for outdoor operations to accommodate the
vacuumstations.

Variation standard 1: The business operation requires the vacuuming be done after the car has been
washed in an express car wash operation; car wash being a permitted use in this district.
Variation standard 2: An express car wash requires the vacuuming be done after the car has been
washed.
Variation standard 3: The car wash operation makes vacuuming cars a unique operation.
Variation standard 4: The vacuums are offered free to the car wash customers.
Variation standard 5: No
Variation standard 6: The vacuums will be located on the east side of the building, facing Ridgeway.
Variation standard 7: Yes, it will allow car vacuuming after the wash, if so desired by the customer. This
is a service offered in similar car washes.
Variation standard 8: The vacuums will be located on the exterior of the building, away from the
neighboring properties, facing Ridgeway Ave.

Ordinance Section: Section 3.08(4)a
Ordinance requires: A detached accessory building shall not be nearer than 15 feet from the nearest
wall of the principal building, nor within 60 feet of the front lot line.
•

Requested action: Zoning variation to allow an accessory structure with a setback from the
primarystructure of less than 15’.

Variation standard 1: Pay stations are part of an express car wash; car wash being a permitted use in this
district.
Variation standard 2: The pay station canopies must be located prior to the entrance of the car wash
and the size of the property requires they be closer than 15’ to the building.
Variation standard 3: Car washes require payment/wash selection prior to obtaining the car wash
service
Variation standard 4: The pay station is necessary part of the car wash operation.
Variation standard 5: No

Fullers Car Wash, Lincolnwood, IL
December 7, 2021
Variation standard 6: No, the pay station locations are part of the self-contained car wash site design.
Variation standard 7: Yes, as the pay station must occur before the entrance of the car wash.
Variation standard 8: The pay stations will occupy a small area in the side yard, while the car wash
building will be located ±47’ away from the west property line.

Ordinance Section: Section 4.14
Ordinance requires: Side yard (feet) adjoining a residential district – 30’
•

Requested action: Zoning variation to allow a side yard of 13’-0”

Variation standard 1: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard, a car wash being a permitted use in this district
Variation Standard 2: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard.
Variation standard 3: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard.
Variation standard 4: The car wash layout, restricts the dimension of the side yard.
Variation standard 5: No
Variation standard 6: The car wash operation will take place in the building, an eight foot masonry
sound barrier placed along the west and south property lines.
Variation standard 7: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard.
Variation standard 8: The pay stations will occupy a small area in the side yard, while the car wash
building will be located ±47’ away from the west property line.

Ordinance Section: Section 6.03(2)
Ordinance requires: Distance between driveways 30’
•

Requested action: Zoning variation to allow curb cuts closer than the required minimum spacing
of 30’.

Variation standard 1: The car wash layout, restricts the distance between driveways. A car wash is a
permitted use in this district.
Variation standard 2: The size of the property, in conjunction with the car wash layout, restricts the
distance between driveways.
Variation standard 3: The size of the property, in conjunction with the car wash layout, restricts the
distance between driveways.

Fullers Car Wash, Lincolnwood, IL
December 7, 2021
Variation standard 4: The size of the property, in conjunction with the car wash layout, restricts the
distance between driveways.
Variation standard 5: No
Variation standard 6: The entrance will be signed “Enter Here”, while the exit will be signed “Do Not
Enter”. While the driveways will be in proximity, an in/out driveway places the traffic next to each other.
Variation standard 7: To separate the drives 30’ would interfere with the traffic pattern of the site,
placing cars exiting the site behind cars entering/exiting vacuum stalls.
Variation standard 8: To separate the drives 30’ would interfere with the traffic pattern of the site,
placing cars exiting the site behind cars entering/exiting vacuum stalls.

Ordinance Section: Section 6.15 (1)
Ordinance requires: A minimum setback and landscape area of six feet in width shall be located
immediately along the front and sides of all buildings.
•

Requested action: Zoning variation to reduce the width of foundation landscaping on the east
and westfacades of the primary structure to zero.

Variation standard 1: The size of the property, in conjunction with the car wash layout, restricts the
placement of foundation plantings.
Variation standard 2: The 4’-0” area on the east side of the building will contain the foundations for the
vacuum arches while the 3’-0” area to the west of the building will be a sidewalk to allow foot traffic to
traverse the site without walking in the car drive lanes.
Variation standard 3: The size of the property, in conjunction with the car wash layout, restricts the
placement of foundation plantings.
Variation standard 4: The size of the property, in conjunction with the car wash layout, restricts the
placement of foundation plantings.
Variation standard 5: No
Variation standard 6: The landscape plan provides a variety of trees, shrubs and planting material on the
site without the foundation plantings
Variation standard 7: The size of the property, in conjunction with the car wash layout, requires these
areas be used sidewalk and vacuum placement.
Variation standard 8: The Variation will not affect adjacent properties and will allow safer foot traffic.

Fullers Car Wash, Lincolnwood, IL
December 7, 2021
Ordinance Section: Section 7.10
Ordinance requires:
•

Requested action: Zoning variation to reduce the required amount of parking from the75
spaces to 17 spaces.

Variation standard 1: The site meets the car wash requirements in Table 7.10.01, 6 stacking spaces per
bay, 1 parking space per 1.5 employees.
Variation standard 2: The property would not support 75 parking spaces designed per Village standards.
Variation standard 3: A car wash is not a business requiring people to park to conduct their affairs. A
percentage of people will drive thru the wash and then exit the site without parking their cars.
Variation standard 4: The property would not support 75 parking spaces designed per Village standards.
Variation standard 5: No
Variation standard 6: The site has been designed to operate with 14 vacuum spaces and 3 parking
spaces.
Variation standard 7: Yes
Variation standard 8: The variation will not affect the surrounding properties.

Fullers Car Wash, Lincolnwood, IL
December 7, 2021; Adden Dec 13, 2021
Ordinance Section: Section 4.08(2)
The ordinance requires: All business, processing, storage, and all other activities and operations
shall be conducted within completely enclosed buildings, except for off-street parking and offstreet loadingoperations.
•

Requested action: Zoning variation to allow for outdoor operations to accommodate the
vacuumstations.

Variation standard 1: The business operation requires the vacuuming to be done after the car has
beenwashed in an express car wash operation; car wash being a permitted use in this district.
Variation standard 2: An express car wash requires the vacuuming be done after the car has been
washed.
Variation standard 3: The car wash operation makes vacuuming cars a unique operation.
Variation standard 4: The vacuums are offered free to the car wash customers.
Variation standard 5: No
Variation standard 6: The vacuums will be located on the east side of the building, facing Ridgeway.
Variation standard 7: Yes, it will allow car vacuuming after the wash, if so desired by the customer. This
is a service offered in similar car washes.
Variation standard 8: The vacuums will be located on the exterior of the building, away from the
neighboring properties, facing Ridgeway Ave.

Ordinance Section: Section 3.08(4)a
Ordinance requires: A detached accessory building shall not be nearer than 15 feet from the nearest
wall of the principal building, nor within 60 feet of the front lot line.
•

Requested action: Zoning variation to allow an accessory structure with a setback from the
primarystructure of less than 15’.

Variation standard 1: Pay stations are part of an express car wash; car wash being a permitted use in this
district.
Variation standard 2: The pay station canopies must be located prior to the entrance of the car wash
and the size of the property requires they be closer than 15’ to the building.
Variation standard 3: Car washes require payment/wash selection prior to obtaining the car wash
service
Variation standard 4: The pay station is necessary part of the car wash operation.
Variation standard 5: No

Fullers Car Wash, Lincolnwood, IL
December 7, 2021; Adden Dec 13, 2021
Variation standard 6: No, the pay station locations are part of the self-contained car wash site design.
Variation standard 7: Yes, as the pay station must occur before the entrance of the car wash.
Variation standard 8: The pay stations will occupy a small area in the side yard, while the car wash
building will be located ±47’ away from the west property line.

Ordinance Section: Section 4.14
Ordinance requires: Side yard (feet) adjoining a residential district – 30’
•

Requested action: Zoning variation to allow a side yard of 13’-0”

Variation standard 1: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard, a car wash being a permitted use in this district
Variation Standard 2: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard.
Variation standard 3: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard.
Variation standard 4: The car wash layout, restricts the dimension of the side yard.
Variation standard 5: No
Variation standard 6: The car wash operation will take place in the building, an eight foot masonry
sound barrier placed along the west and south property lines.
Variation standard 7: The size of the property, in conjunction with the car wash layout, restricts the
dimension of the side yard.
Variation standard 8: The pay stations will occupy a small area in the side yard, while the car wash
building will be located ±47’ away from the west property line.

Ordinance Section: Section 6.03(2)
Ordinance requires: Distance between driveways 30’
•

Requested action: Zoning variation to allow curb cuts closer than the required minimum spacing
of 30’.

Variation standard 1: The car wash layout, restricts the distance between driveways. A car wash is a
permitted use in this district.
Variation standard 2: The size of the property, in conjunction with the car wash layout, restricts the
distance between driveways.
Variation standard 3: The size of the property, in conjunction with the car wash layout, restricts the
distance between driveways.

Fullers Car Wash, Lincolnwood, IL
December 7, 2021; Adden Dec 13, 2021
Variation standard 4: The size of the property, in conjunction with the car wash layout, restricts the
distance between driveways.
Variation standard 5: No
Variation standard 6: The entrance will be signed “Enter Here”, while the exit will be signed “Do Not
Enter”. While the driveways will be in proximity, an in/out driveway places the traffic next to each other.
Variation standard 7: To separate the drives 30’ would interfere with the traffic pattern of the site,
placing cars exiting the site behind cars entering/exiting vacuum stalls.
Variation standard 8: To separate the drives 30’ would interfere with the traffic pattern of the site,
placing cars exiting the site behind cars entering/exiting vacuum stalls.
Ordinance Section: Section 6.04 (4) ADDENDUM 12.13.21
Ordinance requires: The use of concrete block, precast panels, and/or masonry stucco is permitted as a
minor or accent building material, but is not permitted for use as a predominant building material. The
exterior surface of a masonry wall shall consist of a textured finished surface, shall not have a flat surface,
and shall not be constructed of concrete block or cinder block having a plain, flat surface. The use of
exterior insulation finishing systems ("EIFS") and metal and vinyl lap board siding is prohibited.
[Amended 6-17-2014 by Ord. No. 2014-3106]
•

Requested action: Zoning variation to allow concrete brick ‘County Corporation-Heritage
Collection as predominant building material. Refer to County Materials Corporation Heritage
Collection Brochure. Stronger more stable unit and bears on concrete. Brick is clay, and expands
where concrete is a material that shrinks and has a higher psi bearing capacity. Aesthetically the
concrete and brick units are identical.

Ordinance Section: Section 6.15 (1)
Ordinance requires: A minimum setback and landscape area of six feet in width shall be located
immediately along the front and sides of all buildings.
•

Requested action: Zoning variation to reduce the width of foundation landscaping on the east
and westfacades of the primary structure to zero.

Variation standard 1: The size of the property, in conjunction with the car wash layout, restricts the
placement of foundation plantings.
Variation standard 2: The 4’-0” area on the east side of the building will contain the foundations for the
vacuum arches while the 3’-0” area to the west of the building will be a sidewalk to allow foot traffic to
traverse the site without walking in the car drive lanes.
Variation standard 3: The size of the property, in conjunction with the car wash layout, restricts the
placement of foundation plantings.
Variation standard 4: The size of the property, in conjunction with the car wash layout, restricts the
placement of foundation plantings.
Variation standard 5: No
Variation standard 6: The landscape plan provides a variety of trees, shrubs and planting material on the
site without the foundation plantings

Fullers Car Wash, Lincolnwood, IL
December 7, 2021; Adden Dec 13, 2021
Variation standard 7: The size of the property, in conjunction with the car wash layout, requires these
areas be used sidewalk and vacuum placement.
Variation standard 8: The Variation will not affect adjacent properties and will allow safer foot traffic.

Fullers Car Wash, Lincolnwood, IL
December 7, 2021; Adden Dec 13, 2021
Ordinance Section: Section 7.10
Ordinance requires:
•

Requested action: Zoning variation to reduce the required amount of parking from the75
spaces to 17 spaces.

Variation standard 1: The site meets the car wash requirements in Table 7.10.01, 6 stacking spaces per
bay, 1 parking space per 1.5 employees.
Variation standard 2: The property would not support 75 parking spaces designed per Village standards.
Variation standard 3: A car wash is not a business requiring people to park to conduct their affairs. A
percentage of people will drive thru the wash and then exit the site without parking their cars.
Variation standard 4: The property would not support 75 parking spaces designed per Village standards.
Variation standard 5: No
Variation standard 6: The site has been designed to operate with 14 vacuum spaces and 3 parking
spaces.
Variation standard 7: Yes
Variation standard 8: The variation will not affect the surrounding properties.
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MEMORANDUM TO:

Chad Niewsma
Fuller’s Car Wash

FROM:

Javier Millan
Principal
Luay Aboona, PE, PTOE
Principal

DATE:

October 15, 2020

SUBJECT:

Summary Traffic Evaluation
Proposed Fuller’s Car Wash
Lincolnwood, Illinois

This memorandum presents the results and findings of a summary traffic evaluation conducted by
Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for a proposed Fuller’s Car Wash to be
located in Lincolnwood, Illinois. The site, which is currently occupied by the vacant Illinois
Capacitor, Inc. business, is located in the southwest quadrant of the intersection of Touhy Avenue
with Ridgeway Avenue. Figure 1 shows an aerial view of the site.
As proposed, the site will be redeveloped to contain an automatic car wash tunnel (4,480 square
feet) and approximately 17 parking spaces, of which 14 will be for the use of vacuums and three
will be for employee parking. Access to the proposed facility will be provided via a full movement
access drive on Ridgeway Avenue and via a right-out only access drive on Touhy Avenue. A copy
of the site plan is included in the Appendix.
The purpose of this traffic evaluation was to review the proposed site plan as it relates to site access,
site traffic generation, on-site circulation, queuing, and internal conflicts.

Existing Roadway System Characteristics
The characteristics of the existing roadways near the facility are described below.
Touhy Avenue is an east-west minor arterial roadway with two through lanes in each direction in
the vicinity of the site. As part of a retail development on the north side of Touhy Avenue, Touhy
Avenue is being restriped to provide exclusive left-turn lanes on both directions at its unsignalized
intersection with Ridgeway Avenue. Touhy Avenue is under the jurisdiction of the Illinois
Department of Transportation (IDOT) and carries an annual average daily traffic (AADT) volume
of 30,700 vehicles as reported by IDOT in 2018 and has a posted speed limit of 35 miles per hour
(mph). A parking lane is provided on the north and south side of Touhy Avenue, west of Hamlin
Avenue. Parking is not permitted on either side of Touhy Avenue east of Hamlin Avenue.

KLOA, Inc. Transportation and Parking Planning Consultants

SITE

Aerial View of Site

Figure 1

2

Ridgeway Avenue is a north-south local roadway that extends through the Village of Lincolnwood
from Touhy Avenue south to Lunt Avenue. Ridgeway Avenue has a standard crosswalk at its
intersection with Touhy Avenue. The posted speed limit on Ridgeway Avenue is 20 mph and
parking is prohibited on both sides of the roadway.

Site Access
As proposed, the site will be developed with an automated tunnel car wash with 17 parking stalls,
of which 14 will be used as vacuuming stations and three will be for employee parking. Primary
access to the facility will be provided via a full access drive on Ridgeway Avenue located
approximately 250 feet south of Ridgeway Avenue stop bar with Touhy Avenue. The access drive
will provide one inbound lane and two outbound lanes striped for an exclusive left-turn lane and
an exclusive right-turn lane with outbound movements under stop sign control. In order to
accommodate on site circulation and to maximize stacking, the full access drive will have the
inbound lane on the south side of the outbound movements. However, the outbound lanes will be
separated from the inbound lane by approximately 30 feet. In order to reduce driver confusion, the
following signs should be provided:
•

A “Do Not Enter” sign should be posted on both sides of the outbound drive facing east.

•

A “Stop” sign should be provided for the outbound movement.

•

A “Left-Turn Only” sign should be provided for the outbound movement.

•

An “Enter Here” sign should be provided on the south side of the inbound access drive.

A secondary access drive is also proposed on Touhy Avenue that will be restricted to right-out
movements only. This access drive will provide egress for vehicles using the vacuum stalls as well
as allow vehicles exiting the car wash tunnel that are destined to the east to do so without exiting
onto Ridgeway Avenue. The following signs should be provided at this access drive:
•

A “Do Not Enter” sign should be posted on both sides of the outbound drive facing north.

•

A “Stop” sign should be provided for the outbound movement.

•

A “Right-Turn Only” sign should be provided for the outbound movement.

It is important to note that this proposed access drive will have to be reviewed and approved by
IDOT.
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Proposed On-Site Circulation
The single-lane automatic car wash tunnel will be an exterior-only car wash system and will have a
clockwise circulation. The entrance to the car wash drive-through system is located at the north end
of the site. Vehicles will proceed along the south edge of the site on a single lane and turn right to
approach the three individually gated automatic pay stations to select and pay for their car wash
options. The gates meter the traffic flow proceeding to the car wash tunnel entrance and will open in
sequence based on the order of vehicle payment. Once the gate is lifted for the respective lane, the
individual vehicle will proceed north and then turn around right to proceed south to the entrance to
the tunnel. At the entrance to the car wash tunnel, the driver will remain in the vehicle and the car
wash will automatically pull the vehicle through the tunnel. Based on information provided to
KLOA, Inc. by the operator of the car wash, the proposed car wash will have a service rate of
approximately 120 vehicles per hour which minimizes the amount of time a vehicle spends in the
tunnel, thus reducing internal queues.
After exiting the tunnel, the vehicles will proceed south and will turn left to either access the vacuum
positions or exit onto Ridgeway Avenue. Approximately five vehicles can be accommodated
between the car wash exit and the outbound only access drive onto Ridgeway Avenue. If the vehicle
is delayed in exiting the tunnel, the pulling system will shut down so that vehicles in the tunnel that
are following will not rear-end the exiting vehicle.

Car Wash Stacking
According to the site plan, there is storage for approximately 24 vehicles to queue while advancing
to one of the three pay stations. In addition, there is stacking for approximately eight vehicles
between the pay stations and the entrance to the tunnel. As such, the plan provides a total stacking
of approximately 32 vehicles from the entrance to site to the car wash tunnel entrance (located at
the northwest corner of the site). Further, the car wash tunnel can also hold approximately six
vehicles at the same time bringing the total available stacking on site to 38 vehicles.

Vacuum Positions
The 14 vacuum positions will be located on the east side of the car wash tunnel. A one-way
northbound drive aisle will be provided allowing for vehicles exiting the tunnel car wash to
proceed into one of the vacuum stalls. Vehicles exiting the vacuum stations will proceed north and
exit the facility at the right-out only access drive off Touhy Avenue.
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Estimated Site Traffic Generation
The volume of traffic estimated to be generated by the proposed car wash was determined based on
hourly volumes collected at a similar facility in Harwood Heights, a review of trip generation data
published by the Institute of Transportation Engineers (ITE) in the Trip Generation Manual, 10th
Edition and previous data provided to KLOA, Inc. for a similar facility in Villa Park, Illinois. It should
be noted that surveys conducted by ITE have shown that a significant number of trips made to car
washes are diverted from the existing traffic on the area roadways. This is particularly true during
the weekday morning and evening peak hours when traffic is diverted from the home-to-work and
work-to-home trips. Such diverted trips are referred to as pass-by traffic. However, in order to
present a worst-case scenario, no reductions in the site-generated traffic were taken into account.
ITE Data
Based on the data in the ITE manual for an automated car wash (Land-Use Code 948), the typical
usage is approximately 64 vehicles per hour during the weekday evening peak hour and 136 vehicles
during the Saturday midday peak hour. The ITE manual does not provide data for the morning peak
hour. Table 2 summarizes the estimated trips using the ITE rates. Copies of the ITE trip generation
graphs are included in the Appendix.
Fuller’s Car Wash Surveys
Hourly volumes were collected at a similar Fuller’s Car Wash located in the northeast quadrant of
the intersection of Nagle Avenue and Gunnison Street in Harwood Heights, Illinois. The car wash
contains a similarly sized automated car wash and 14 vacuum stations. The trip generation surveys
were performed during the mid-morning peak period of the facility (10:00 A.M. to 1:00 P.M.),
evening peak period (3:00 P.M. to 6:00 P.M.) peak periods on Friday, September 18, 2020 and
during the midday (1:00 P.M. to 4:00 P.M.) peak period on Saturday, September 19, 2020. Table
2 also summarizes the results of the trip generation surveys.
Previous Data From Similar Facility
Based on previous information provided by the operator of a similarly sized car wash, the similar car
washes they operate have a maximum of 32, 40, and 39 vehicles utilizing the car wash during the
weekday morning, weekday evening, and Saturday midday peak hours, respectively. Table 2 also
summarizes the results of this data.
As can be seen from Table 2, the ITE trip generation estimates are approximately 30 percent lower
in the evening and approximately 20 percent higher during the Saturday midday peak hour.
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Table 2
PEAK HOUR SITE-GENERATED TRAFFIC VOLUMES
ITE
Weekday Morning
Weekday Evening
LandPeak Hour
Peak Hour
Use
Type/Size
In
Out Total
In
Out Total
Code

Saturday Midday
Peak Hour
In

Out

Total

Car Wash
(4,480 s.f)

N/A

N/A

N/A

32

32

64

68

68

136

Fuller’s Car Wash
Survey

30*

30*

60*

45

45

90

55

55

110

Data from Similar
Facilities

32

32

64

40

40

80

40

40

80

948

N/A – ITE does not have trip generation data available for the morning peak hour
* - Represents mid-morning traffic generation

Utilizing the higher trip generation of the three sources indicates that the facility will be able to
accommodate the hourly trips generated given the service rate of the tunnel is approximately 120
vehicles per hour. Furthermore, the volume of traffic to be generated by the proposed car wash
without taking into account pass-by traffic reductions will amount to approximately three percent
of the existing traffic at the intersection of Touhy Avenue with Ridgeway Avenue thus indicating
that the traffic the proposed facility will generate can be accommodated and that it will not have a
significant impact on traffic conditions in the area.

Conclusion
Based on the preceding evaluation, the following conclusions and recommendations have been
made:
•

The proposed car wash will generate a limited volume of traffic, which will be reduced due
to pass-by traffic.

•

The outbound movement drive should provide two outbound lanes striped for an exclusive
left-turn lane and an exclusive right-turn lane and the following signs should be provided:
o A “Do Not Enter” sign should be posted on both sides of the outbound drive facing
east.
o A “Stop” sign should be provided for the outbound movement.
o An “Enter Here” sign should be provided on the south side of the inbound access drive.

5

•

The right-out only access drive off Touhy Avenue will allow vehicles that are exiting to
the east to do so without exiting onto Ridgeway Avenue thus reducing the number of
vehicles exiting onto Ridgeway Avenue. The following signs should be provided at this
access drive:
o A “Do Not Enter” sign should be posted on both sides of the outbound drive facing
north.
o A “Stop” sign should be provided for the outbound movement.
o A “Right-Turn Only” sign should be provided for the outbound movement.

•

The proposed site layout will provide on-site stacking for approximate 38 vehicles which
will be adequate in accommodating the projected traffic operations.
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SUBJECT:

Fullers Car Wash
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X

REVISE AND
RESUBMIT

We have reviewed the Traffic Impact Study (TIS) dated October 15, 2020, prepared by Kenig,
Lindgren, O’Hara, Aboona, Inc. (KLOA) regarding the proposed Fuller’s Car Wash.
The Fuller’s Car Wash is proposed to be located at the southwest quadrant of the Touhy Avenue
and Ridgeway Avenue intersection in Lincolnwood, Illinois. This TIS has been prepared based
off of the October 5, 2020 site plan.
The site is currently occupied by the vacant Illinois Capacitor, Inc. business. The site will be
redeveloped to contain an automatic car wash tunnel (4,480 square feet) and approximately
17 parking spaces. Access to the site will be provided by three proposed access points. One
access point will be a right-out only access to Touhy Avenue. Two of the access points will be
along Ridgeway Avenue, one for entering vehicles only and the other for exiting vehicles only.
At this time, we are not recommending approval of this TIS submittal. We are providing the
following comments that should be addressed in a revised TIS along with a disposition of these
comments:







A complete and revised TIS is requested based on the comments below.
This TIS will need to be submitted to IDOT for approval. Include the IDOT approval letter of this
TIS in the appendix.
Volume exhibits should be included for existing, site generated, no-build, and projected (site +
no-build) volumes.
Capacity analyses should be included for existing, no-build and projected conditions.
The TIS should indicate if access control gates are proposed at each of the exit-only driveways.
The Harwood Heights Fuller’s Car wash referenced in the TIS has access control gates at the exit
driveways.
The TIS indicates there will be one full-access driveway on Ridgeway Avenue, but the site plan
indicates that there will be two access driveways off of Ridgeway Avenue. Per the site plan, one
driveway will be for entering traffic only, and the other driveway will be for exiting traffic only.

If you have questions or need additional information, please call me at (847) 521-6202 or send an e-mail
to ddem@lwd.org
N:\LINCOLNWOOD\140090\R2015\Admin\M1.10282020.doc
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Noise from the Fuller Car Wash
in Harwood Height
July 19, 2107
This report addresses noise from the proposed car wash in Harwood Heights on the corner of West
Gunnison Street and North Nagle Avenue. To investigate this issue, we visited the Fuller Car Wash at 2146
Rockwell in Chicago to obtain sound data. This facility has the same equipment as proposed for the
Harwood Heights car wash. In addition, the surrounding residential area is similar to that we testing in
Chicago.
The blowers used to dry the cars dominate the car wash noise. Figure 1 shows a view of the Chicago car
wash tunnel from the exit door. There are ten (10) centrifugal blowers situated at the exit end of the tunnel.
Sound measurements were made
near both the exit and the entrance
to quantify the difference in noise
emissions due to the long tunnel
effect. We also made measurements
at 0o azimuth (on axis) and 90o
azimuth to quantify the difference
due to the directivity of the tunnel.
We used a precision microphone
and a professional grade digital
recorder to record the noise. In our
lab, we used software to analyze the
recording and determine the overall
(total) sound level and the Figure 1 - View of the Chicago car wash exit showing the blowers,
frequency
spectrum
at
four which are positioned a few feet from the exit door.
measurement locations. Table 1
gives the results of our study.

Measurement Location
Exit at 0 degrees
Exit at 90 degrees
Entrance at 0 degrees
Entrance at 90 degrees

Sound Level at 50 feet
83 dB
73 dB
68 dB
58 dB

Table 1 - Sound level emissions from a car wash with ten centrifugal blowers at 50 feet.

Table 1 reveals that the noise is greatest from the exit. The noise from the entrance is 15 dB lower – which
is 1/3 as loud as the exit. The table also shows that the noise off to the side (i.e., 90o angle) is lower than
directly in front of the exit or the entrance. The difference is 10 dB which is half as loud.

The Current Ambient Noise at the Site
The impact of a noise source in the community is largely related to its audibility. Audibility, in turn, is
related to how much higher the noise source is compared to the existing ambient noise. Ambient noise is
defined as the all-encompassing noise from sources both near and far. To assess the ambient noise at the
site, we set up audio recording instruments at the northwest corner of the property, i.e., the corner of
Natchez and the alley. A 23-hour recording was made and then analyzed to determine the sound level
sound at 1-second intervals.
The result of our study, shown in Figure 2, demonstrates a large variability. The peaks are typically due to
sirens, car muffles, and motorcycles. Other peaks are due to air traffic along the glide path from O’Hare
airport, which is only 5 miles to the west.
The median level (shown by the thick, red line) shows the trend in the ambient noise. As Figure 2 shows,
the median levels are fairly constant at 60 dB until about 9:30 PM when they begin to drop off during the
nighttime hours. After 5:00 AM, they rise rapidly as traffic picks up and return to the 60 dB level around
5:30 AM.

Figure 2 - Graph showing the ambient noise levels that currently exist at the site compared with the
projected noise level from the car wash.

The overall daytime median level (from 9:30 AM until 10:00 PM) was computed at 60 dB. The equivalent
level (Leq) over the same time frame was computed at 66 dB. The Leq is the statistic used by the US EPA
because it correlates best with human response to community noise. It is higher than the median level when
there is a large variability in the noise. In this case, with the frequent peaks, the Leq is 6 dB higher than the
overall median level.
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Noise Impact
Compared to the initial site plan, the current plan incorporates several important noise mitigation elements:
1. Relocation of the building – with a greater distance, the residential sound levels will be lower.
2. Vacuum motors and producers are housed in the building – this contains the noise of these sources.
3. Blowers further back in the tunnel – this lowers the noise that escapes from the exit.
4. Masonry wall at the tunnel exit – this deflects sound toward West Gunnison Street.
5. Sound absorbing canopy over the exit – this helps to contain and absorb noise before it propagates
into the community.
6. Sound barrier along the alleyway – this 8-foot wall on the north property line reduces the noise levels
at adjacent properties.
7. Dense bushes and trees along the west property side – this helps to lower sound levels for properties
beyond the site and offers an important psychoacoustic benefit.

Based on a combination of all the sound reduction measures incorporated into the revised site plan as
outlined above, the adjacent residential district will not be negatively impacted by the anticipated noise
associated with the proposed car wash. The architect and I have worked collaboratively to incorporate all of
the sound reduction and abatement measures into the final site and building plans to ensure that noise
emanating from the site is minimized.

Submitted,

Thomas Thunder, AuD, FAAA, INCE Bd. Cert.
Principal Audiologist and Acoustical Specialist
Adjunct Faculty – Northern Illinois University and Rush University

Acoustic Associates, Ltd.
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Attachment 10. Standards for Variations and Special Uses
Requested Variations
The checklist below includes the standards that shall be taken into consideration when considering the
appropriateness of the following requested Variations:
1. Variation from Section 4.08(2) related to outdoor operations to accommodate the vacuum
stations;
2. Variation from Section 3.08(4)a related to accessory structure setback;
3. Variation from Section 4.14 related to the required setback from properties in a residential
zoning district.
4. Variation from Section 6.16(1) related to a structure in the required transition yard.
5. Variation from Section 3.13(9)c related to a fence in the front yard.
6. Variation from Section 6.07(2)d related to levels of illumination.
7. Variation from Section 6.04(4) related to exterior building materials.
8. Variation from Section 6.03(2)b related to the spacing of curb cuts.
9. Variation from Section 6.15(1) related to foundation landscaping.
10. Variation from Section 7.10 related to on-site parking capacity.
Variation Standards:
A. The requested major variation is consistent with the stated intent and purposes of this Zoning
Ordinance and the Comprehensive Plan;
B. The particular physical surroundings, shape or topographical conditions of the subject property
would bring a particular hardship upon the owner, as distinguished from a mere inconvenience,
if the strict letter of this Zoning Ordinance is enforced;
C. The conditions upon which the petition for the variation is based would not be applicable
generally to other property within the same zoning district;
D. The variation is not solely and exclusively for the purpose of enhancing the value of or increasing
the revenue from the property;
E. The alleged difficulty or hardship has not been created by any person presently having an
interest in the property;
F. The granting of the variation will not be detrimental to the public welfare or injurious to other
property or improvements in the neighborhood in which the property is located;
G. The variation granted is the minimum change to the Zoning Ordinance standards necessary to
alleviate the practical hardship on the subject property;
H. The proposed variation will not impair an adequate supply of light and air to adjacent property,
or substantially increase the danger of fire, or otherwise endanger the public safety, or
substantially diminish or impair property values within the neighborhood; and
I. For variations from Article XI of this Zoning Ordinance:
a. The proposed variation is consistent with the statement of purpose set forth in Section
11.01 of this Zoning Ordinance;
b. The proposed sign complies with any additional standards or conditions set forth in
Article XI of this ordinance;

c. The proposed sign will substantially enhance the architectural integrity of the building or
other structure to which it will be attached, if any; and
d. The proposed sign conforms with the design and appearance of nearby structures and
signs.

Special Use Standards:
A. The special use is necessary for the public convenience at that location, and the subject property
is deemed suitable for the use;
B. The special use is so designed, located and proposed to be operated that the public health,
safety and welfare will be protected;
C. The special use would not cause substantial injury to the value of other property in the
neighborhood in which it is located;
D. The special use is consistent with the goals and policies of the Comprehensive Plan;
E. The special use would not impede the normal and orderly development and improvement of the
surrounding property for uses permitted in the underlying zoning district;
F. The special use is so designed to provide adequate utilities, access roads, drainage, or necessary
facilities; and
G. The special use is so designed to provide ingress and egress to minimize traffic congestion on
public streets.

Attachment 11. Relevant Regulations
3.08 Accessory buildings, structures and uses.
(4) Except as otherwise regulated herein, an accessory building hereafter erected, altered,
enlarged or moved on a lot shall conform with the following:
a. A detached accessory building shall not be nearer than 15 feet from the nearest wall of the
principal building, nor within 60 feet of the front lot line.
b. A detached accessory building or an accessory building when attached to the principal
building shall not be located in a front yard, interior side yard or side yard abutting a street;
except that an attached garage may be located in a front or side yard provided that applicable
setback requirements are met.
c. A detached accessory building or structure in a rear yard shall be not less than three feet
from a lot line, except:
i. On corner lots: not less than five feet from a rear lot line which adjoins a lot in a
Residence District and not less than required corner front yard abutting a street;
ii. On through lots: not less than the distance required for a front yard setback from the
rear lot line abutting a street; and
iii. An accessory building having vehicular access from an alley not less than five feet from
the lot line abutting the alley.

3.13 Fences and natural screening.
(9) Location and orientation of fences and natural screening.
c. Fencing shall not be allowed in front yards, except as provided in this section.

4.07 Additional use standards for business and office districts.
(3) Transitional yard. Wherever a business or office district abuts a residentially zoned lot, a
transitional yard shall be maintained. Transitional yards shall meet the following requirements:
a. Buildings setback buffer. All structures adjacent to residential districts on the B-1, B-2, or B3 zoned lot must be set back a distance that is equal to or greater than the side or rear yard
setback requirement for the adjacent R-zoned lot, but not less than 10 feet. If the B-zoned
property abuts two different R Districts, then the greater setback shall apply.
b. Landscape buffer. A landscape buffer must also be provided. This buffer shall extend the
length of the lot line or segment of the lot line that abuts the residential district, and shall be
at least eight feet wide or where screening consists of a masonry wall, a minimum width of
five feet. (See landscape buffer and screening requirements in Section 6.16 of this Zoning
Ordinance).

c. Buffer restrictions. The landscape buffer shall not be used for the purposes of parking,
loading, servicing, or storage.
d. Screening. In addition to standards required in Article VI, Part D, Landscaping, the following
screening in transition yards is required:
i. Required screening shall be a minimum height of six feet at time of installation and may
be comprised of berms, masonry walls, a double row of densely planted landscaping, or a
combination thereof
ii. Screening shall be continuous along the property line.
iii. Berms shall be utilized to the maximum extent feasible.
iv. Evergreen trees and shrubs shall be used to the greatest extent feasible in a fashion so
as to inhibit views from residential property.
v. The surface of the setback area shall be suitably covered with grass, ground cover or
similar vegetation and periodically mulched. Impervious materials such as asphalt,
concrete or a layer of stone is prohibited.
vi. An eight-foot high masonry wall within a five-foot landscape setback area may be
utilized as an alternative to meeting the minimum ten-foot width requirement. Masonry
walls are subject to the regulations set forth in this Zoning Ordinance, Article III, Section
3.13, Fences and Natural Screening.
(15) Hours of operation. No business located within 150 feet of any residentially- zoned or
residentially-used property shall be operated before 7:00 a.m. or after 11:00 p.m. on any day,
except upon issuance of a special use permit issued pursuant to Section 5.17 and the other
applicable sections of this Zoning Ordinance.

6.03 General development standards.
(2) Access points, driveways and parking. Points of vehicular ingress and egress from any site shall
be limited to the adjacent major and/or secondary thoroughfares only and shall be reviewed by
the Zoning Officer and Village Engineer for location and design of curb cuts and driveways and for
layout of parking and loading areas.
a. Where practical, cross-access between sites is encouraged and shall be granted through
cross-access easement agreements.
b. Minimum widths and distances of driveways shall be provided as follows:
Table 6.03.01 Minimum Driveway and Access Standards
Driveway width (one-way, minimum)

12 to 16 feet

Drive width (two-way, minimum)

24 feet

Table 6.03.01 Minimum Driveway and Access Standards
Number of driveways for each property:

Not more than 2 in the first 100 feet of
frontage and one per additional 100 feet of
frontage.

Distance between driveways (measured from the two
closest driveway curb cuts, minimum)

30 feet

Distance of a driveway from a street intersection
(measured from the intersection of the street ROW to
the nearest end of the curb radius, minimum)

30 feet

Distance from the end of the driveway curb cut to the
nearest crosswalk (minimum)

10 feet

Curb radius of all driveways

5 to 15 feet

Angle between the curbline of a street and the center
line of a driveway (minimum)

60°

6.04 Commercial, institutional and civic building design standards.
(1) Creative layout and design of the buildings within commercial, institutional, or civic
development is encouraged. The architectural quality should be expressed on all four sides of a
building and the utilization of a campus-style layout is encouraged in large scale developments.
Creative layout and design will help decrease the overall mass of the development, to prevent
monotony, and to improve the aesthetic quality of the development.
(2) To improve the future use and adaptability of the commercial, institutional, and civic
structures, buildings should not be designed in a manner that limits the ability of the building to
be reused for other users.
(3) All commercial, institutional and civic buildings shall be designed in accordance with the
following:
a. Buildings must consist of solid and durable facades on all sides of a building facing a public
street and shall be compatible with the character and scale of the surrounding area.
b. Not less than 75% of each exterior building elevation shall incorporate high-quality
materials from the following list:
i. Brick with a minimum thickness of 2.25 inches;
ii. Natural stone;
iii. Sandstone;

iv. Other native stone;
v. Pre-cast decorative stone;
vi. Glass; or
vii. Precast stone or precast concrete, but only if the building is located in the M-B Light
Manufacturing/Business District. Notwithstanding any provision of this Zoning Ordinance
to the contrary, precast stone and precast concrete will not be permitted on a building
elevation facing a residential district except upon issuance of a special use permit issued
pursuant to Section 5.17 of this Zoning Ordinance.
The required high-quality materials shall at a minimum extend from ground level to the
top of the first floor windows with minor accents allowed. The use of materials not
included in the list of high-quality materials set forth in this Section 6.04(3)b on more than
25% of a building elevation will be allowed only upon issuance of a special use permit
issued pursuant to Section 5.17 of this Zoning Ordinance.
(4) The use of concrete block, precast panels, and/or masonry stucco is permitted as a minor or
accent building material, but is not permitted for use as a predominant building material. The
exterior surface of a masonry wall shall consist of a textured finished surface, shall not have a flat
surface, and shall not be constructed of concrete block or cinder block having a plain, flat surface.
The use of exterior insulation finishing systems ("EIFS") and metal and vinyl lap board siding is
prohibited.

6.07 Outdoor lighting standards.
All outdoor lighting, except as provided in Section 6.07(6) of this article, shall be subject to the following
general requirements:
(1) Photometrics plan required. A photometrics plan with lighting details is required for all
nonresidential and multifamily residential development (Article V, Part B).
(2) Outdoor parking lot fixtures.
a. All outdoor parking lot lighting fixtures shall be fully shielded with a total cut-off angle of not
more than 90°, so that no glare shall be cast onto adjacent properties.
b. Total height of light fixtures, including the pole and supports, shall be limited to a maximum
of 24 feet.
c. Light intensity at a property lines abutting a residential property shall not exceed 0.5
footcandle.
d. Parking lot fixtures shall be protected from vehicles by curbed landscape islands and shall
meet the following minimum and maximum illumination levels:

Maximum
Minimum IES* IES*
Illumination
Illumination
Level
Level

Average to
Maximum
Ratio

Type of Development (FC)

(FC)

Maximum to
Minimum Ratio

Multifamily
residential

0.1

1.5

15.0:1

4:1

Commercial

0.2

2.1

10.5:1

3:1

Industrial

0.2

3.0

15.0:1

4:1

Institutional

0.2

2.1

10.5:1

3:1

* Illuminating Engineering Society
(3) Exterior building lighting fixtures.
a. Wall lighting, where used, shall be full cutoff and fully shielded.
b. Flood or spotlights must be fully shielded and aimed no higher than 45° above grade when
the source is visible from any off-site residential property or public roadway.
(4) Spillover prohibited. Light spillover or direct glare onto adjacent properties and rights-of-way is
prohibited. All illumination level readings shall be measured at ground level.
(5) Overnight lighting prohibited. All outdoor lighting, with the exception of security lighting, for
commercial, industrial and any other nonresidential activities, shall be extinguished between 11:00
p.m. (or whenever the business closes, whichever is later) and sunrise.

6.15 Minimum landscape requirements for foundation plantings.
(1) A minimum setback and landscape area of six feet in width shall be located immediately along
the front and sides of all buildings.
(2) Except for building entryway areas and sidewalks as may be permitted, the surface of the
required foundation landscape area shall be free of paving or other impervious surfaces and shall
be landscaped.
(3) A six-inch curb shall separate all foundation landscape areas from drive aisle and parking areas.
(4) Foundation landscaping shall include shade trees, ornamental trees, hedges, shrubs, evergreens
and ground cover in a manner which accents building entranceways and architectural features,
softens large expanses of building walls, and screens mechanical equipment.

6.16 Landscape buffer and screening requirements between zoning districts.
(1) A minimum ten-foot landscaped setback and screening area shall be located along the length of
any property line located in the B-1, B-2, B-3, O, or M-B Zoning Districts when adjacent to property
zoned residential.
a. Required screening shall be a minimum height of six feet at time of installation and may be
comprised of berms, masonry walls, a double row of densely planted landscaping, or a
combination thereof.
b. Screening shall be continuous along the property line.
c. Berms shall be utilized to the maximum extent feasible.
d. Evergreen trees and shrubs shall be used to the greatest extent feasible in a fashion so as to
inhibit views from residential property.
e. The surface of the setback area shall be suitably covered with grass, ground cover or similar
vegetation and periodically mulched. Impervious materials such as asphalt, concrete or a layer
of stone is prohibited. The landscape buffer shall not be used for the purposes of parking,
loading, servicing, or storage.
f. An eight-foot high masonry wall within a five-foot landscape setback area may be utilized as
an alternative to meeting the minimum ten-foot width requirement. Masonry walls are subject
to the regulations set forth, Article III, Section 3.13, Fences and natural screening, of this Zoning
Ordinance.

7.06 General standards for off-street parking facilities.
Off-street parking facilities shall be provided in accordance with regulations hereinafter set forth.
(5) In yards. Subject to the provisions set forth in this Section 7.06, open-air, off-street parking spaces
may be located in: (a) any rear yard, in any zoning district; and (b) in a front yard or a side yard abutting
a street, but only within the B-1, B-2, B-3, O-1, M-B, and P Districts, and only upon the issuance of a
special use permit therefor pursuant to the procedures set forth in Section 5.17 of this Zoning
Ordinance.

Plan Commission Staff Report
Case # PC-02-22
January 5, 2022
Nature of Request:
Village Board referral of a potential Zoning Text Amendment related to standards
regarding requests for Zoning Variations.

Notification:
Notice was published in the Lincolnwood Review on December 16, 2021.

Background
On November 2, 2021, the Village Board Committee of the Whole provide feedback and
direction to staff regarding the application of Variation standards found in Section 5.15(7)
of the Zoning Code. These standards establish benchmarks against which requests for
Zoning Variations are to be measured. Recently, the Village Board has expressed a desire
for bodies that consider zoning relief (the Plan Commission and ZBA) to more directly
apply the standards during their deliberations and as a foundation for their
recommendations. Therefore, staff is bringing this topic to the Plan Commission in the
form of a public hearing in the event that it is determined that any Text Amendments
related to the standards, or their application, is warranted.
Regulatory Context
The standards in question, which can be found in Section 5.15(7) of the Zoning Code, read
as follows:
5.15 Major variations.
(7) Standards. In determining whether in a specific case there are practical difficulties or
particular hardships in the way of carrying out the strict letter of this Zoning Ordinance,
there shall be taken into consideration the extent to which the following facts are
established:
a) The requested major variation is consistent with the stated intent and purposes of
this Zoning Ordinance and the Comprehensive Plan;
b) The particular physical surroundings, shape or topographical conditions of the
subject property would bring a particular hardship upon the owner, as
distinguished from a mere inconvenience, if the strict letter of this Zoning
Ordinance is enforced;
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c) The conditions upon which the petition for the variation is based would not be
applicable generally to other property within the same zoning district;
d) The variation is not solely and exclusively for the purpose of enhancing the value of
or increasing the revenue from the property;
e) The alleged difficulty or hardship has not been created by any person presently
having an interest in the property;
f) The granting of the variation will not be detrimental to the public welfare or
injurious to other property or improvements in the neighborhood in which the
property is located;
g) The variation granted is the minimum change to the Zoning Ordinance standards
necessary to alleviate the practical hardship on the subject property;
h) The proposed variation will not impair an adequate supply of light and air to
adjacent property, or substantially increase the danger of fire, or otherwise
endanger the public safety, or substantially diminish or impair property values
within the neighborhood; and
i) For variations from Article XI (Signs) of this Zoning Ordinance:
1) The proposed variation is consistent with the statement of purpose set forth
in Section 11.01 of this Zoning Ordinance;
2) The proposed sign complies with any additional standards or conditions set
forth in Article XI of this ordinance;
3) The proposed sign will substantially enhance the architectural integrity of
the building or other structure to which it will be attached, if any; and
4) The proposed sign conforms with the design and appearance of nearby
structures and signs.
Notably, the introduction paragraph to Section 5.15(7) above states that “there shall be
taken into consideration the extent to which the following facts are established”. This
implies that the standards should be considered, but that demonstrated compliance with
each standard is not required. This is substantially different than how some other
communities apply similar standards. For example, some communities require that
findings of fact be documented by the ZBA that demonstrate that each standard has been
met. Others allow a recommendation to be based on the “cumulative weight” of the
standards, with no single standard being prioritized or controlling.
Recent Policy Discussions Regarding Zoning Variation Standards
Recently, two groups have held policy discussions related to Variation standards. The
feedback from each group is summarized in this section.
On November 2, 2021, the Village Board Committee of the Whole held a discussion on
this topic. Generally, the Board concurred that the standards should be more strictly
referenced and applied when advisory bodies hold hearings on Variation requests.
Additionally, some Trustees felt that certain standards are more critical than others. For
example, Trustees pointed to standards related to the clear demonstration of a hardship,
unique characteristics of a property, and a determination that an increased property value is
not the sole reason for the request as critical benchmarks to be met. They also discussed
the application of the standards. The Zoning Code currently states that they shall be taken
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into consideration. However, some communities require that findings be made that all
standards are met. Generally, Trustees feel that it may be difficult in any matter to find that
all standards have been met. However, they reiterated the notion that certain standards are
critical and, at a minimum, those should be met.
On December 15, 2021, staff facilitated a workshop discussion with the ZBA to better
understand their experiences in interpreting and applying the Variation standards. The
intent of this discussion was to identify challenges or approaches to using the standards in
the event that their feedback informs the Plan Commission and Village Board’s
deliberations. Members of the ZBA made the following observations or comments:
• A request may be scrutinized more deliberately when the request results in an
encroachment into required setbacks, due to the fact that such encroachment may
result in more substantial impacts to neighboring properties that other types of
relief.
• A request may be easier to support if it meets a greater number of standards.
• Public support or opposition for a request can sway the thinking regarding a
specific request.
• Requiring that all standards be met limits discretion and, potentially, investment in
the community that would otherwise not happen.
• One commissioner stated that he considers the current state of the property. For
example, a vacant and neglected property may warrant a certain amount of
flexibility to support investment.
• The existing location of the building on the property can be used to justify a
Variation, if the improvement seeks to expand the structure to the same magnitude
as the existing building.
• Motions to approve or deny a request should reference specific standards that are or
are not met.
• The Petitioner should have to define the hardship at the start of the hearing. If that
cannot be done, the request likely does not warrant consideration.
Plan Commission Policy Discussion
As part of the public hearing on this topic, staff presents the following policy questions for
consideration by the Plan Commission:
•
•
•
•
•
•

Are there certain standards that are more important than others?
Should certain standards be required to be met, while others remain considerations?
Should all standards be required to be met?
Are there any standards that you would consider inappropriate or difficult to apply,
given the characteristics of development in Lincolnwood?
Are there additional standards that would be appropriate to adopt and apply?
The administrative review of Minor Variations (Section 5.14 of the Zoning Code)
relies on the same standards. Should Minor Variations continue ti be measured
against the same standards, given that Minor Variations are generally narrower in
scope and potential impact?
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Zoning Text Amendment: Variation Standards

January 5, 2022

Requested Action
During the workshop discussion on January 5, 2022, staff will facilitate a discussion
regarding the current Variation standards and the discussion questions listed above. Staff
requests the Plan Commission’s participation in that discussion. Any feedback and
recommendation provided by the Commission will be forwarded to the Village Board for
consideration of a potential Text Amendments to Section 5.15(7) of the Zoning Code,
should the Plan Commission determine that an amendment is appropriate or necessary.

Documents Attached
1. November 2, 2021 Staff Report to the Village Board Committee of the Whole
2. December 15, 2021 Staff Report to the Zoning Board of Appeals
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MEMORANDUM
TO:

Anne Marie Gaura, Village Manager

FROM:

Scott Mangum, AICP, Community Development Director

DATE:

November 2, 2021

SUBJECT:

Discussion Regarding Consideration of Hardship Standards in Variation Requests

In advance of training for the Zoning Board of Appeals (ZBA) members and Plan Commissioners by the
Village Attorney and/or the Illinois Chapter of the American Planning Association/DePaul’s Chaddick
Institute staff is seeking direction regarding the current Zoning Ordinance standards for consideration of
Variation requests. If any changes to the existing code language or procedures are desired, these changes
would be incorporated into the training.
The Zoning Ordinance authorizes the granting of Minor (Zoning Officer) and Major Variations (Village
Board upon recommendation by the ZBA or Plan Commission). A variation is a grant of relief to a
property owner from the exact standards of the Zoning Ordinance, issued when undue hardship would
be caused by the literal enforcement of the Ordinance. Examples include locating a building within a
required minimum setback, providing less landscaping than would otherwise be required, or locating a
sign on a façade where it is otherwise not allowed.
Additionally, the Code states that a variation is intended to provide relief where the requirements of the
Zoning Ordinance render the land difficult or impossible to use because of some unique or special
characteristic of the property itself. The intent is not to simply remove an inconvenience or financial
burden that the requirements of this Zoning Ordinance may impose on a property owner. Conditions
existing prior to adoption of this Zoning Ordinance shall not require a variation.
Current Standards
The existing standards are located in Sections 5.14(5) for Minor Variations and 5.15(7) for Major
Variations. The criteria/standards (found below) are substantially similar with the exception of a) where
the Major Variation standards references consistency with both the Zoning Ordinance and
Comprehensive Plan and the Minor Variation standard only references the Zoning Ordinance, and
standard i) regarding signs which only applies to Major Variations:

1

Standards. In determining whether in a specific case there are practical difficulties or particular
hardships in the way of carrying out the strict letter of this Zoning Ordinance, there shall be taken
into consideration the extent to which the following facts are established:
a. The requested major variation is consistent with the stated intent and purposes of this Zoning
Ordinance and the Comprehensive Plan;
b. The particular physical surroundings, shape or topographical conditions of the subject property
would bring a particular hardship upon the owner, as distinguished from a mere inconvenience, if the
strict letter of this Zoning Ordinance is enforced;
c. The conditions upon which the petition for the variation is based would not be applicable
generally to other property within the same zoning district;
d. The variation is not solely and exclusively for the purpose of enhancing the value of or increasing
the revenue from the property;
e. The alleged difficulty or hardship has not been created by any person presently having an interest
in the property;
f. The granting of the variation will not be detrimental to the public welfare or injurious to other
property or improvements in the neighborhood in which the property is located;
g. The variation granted is the minimum change to the Zoning Ordinance standards necessary to
alleviate the practical hardship on the subject property;
h. The proposed variation will not impair an adequate supply of light and air to adjacent property, or
substantially increase the danger of fire, or otherwise endanger the public safety, or substantially
diminish or impair property values within the neighborhood; and
i. For variations from Article XI of this Zoning Ordinance:
(1) The proposed variation is consistent with the statement of purpose set forth in Section 11.01 of
this Zoning Ordinance;
(2) The proposed sign complies with any additional standards or conditions set forth in Article XI of
this ordinance;
(3) The proposed sign will substantially enhance the architectural integrity of the building or other
structure to which it will be attached, if any; and
(4) The proposed sign conforms with the design and appearance of nearby structures and signs.
Other Municipalities
Staff has included Variation language from several surrounding communities as an attachment. Below
are italicized portions of the code relating to the strictness of the standards:
Evanston: Major variations may be authorized by the Zoning Board of Appeals, or by the City
Council …. upon making written findings that the proposed variation satisfies the following
standards.
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Niles: The decision of the Planning and Zoning Board must be based on findings to support the
following conclusions. No single standard is controlling and a recommendation will be made
based on the cumulative weight of the evidence submitted.
Skokie: The ZBA is permitted to approve, approve with conditions, or deny a request for
variance. Each request for a variance must be consistent with the following findings of fact.
Wilmette: No variation may be recommended for approval by the board or commission and
approved by the Village Board unless findings have been made, based upon the evidence
presented at the public hearing, to support each of the following conclusions.

Financial Impact
There is no direct financial cost regarding this item.
Recommendation
Staff requests direction from the Village Board regarding the topics and policy questions presented in this
report, including:
• First, consideration of how strictly the standards should be applied (i.e. shall meet each of the
individual standards versus shall take into consideration); and
• Second, whether the existing standards relating to hardships themselves are sufficient, or should
be revised via a referral of a Text Amendment to the Plan Commission.
Documents Attached
1. Relevant Regulations
2. Variation Standards from Other Municipalities (Evanston, Niles, Skokie, Wilmette)
3. PowerPoint Presentation
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Village of Lincolnwood, IL
Monday, October 25, 2021

Chapter 15. Zoning
Article V. DEVELOPMENT REVIEW, ADMINISTRATION
AND ENFORCEMENT
Part D. Administration and Enforcement
5.14. Minor variations.
(1) Purpose. A variation is a grant of relief to a property owner from the exact standards of this Zoning
Ordinance, issued when undue hardship would be caused by the literal enforcement of this Zoning
Ordinance. Additionally, a variation is intended to provide relief where the requirements of this
Zoning Ordinance render the land difficult or impossible to use because of some unique or special
characteristic of the property itself. The intent is not to simply remove an inconvenience or
financial burden that the requirements of this Zoning Ordinance may impose on a property owner.
Conditions existing prior to adoption of this zoning ordinance shall not require a variation.
(2) Definition. Only those variations specifically listed in Section 5.14(3) shall be classified as minor
variations, and may be approved in accordance with this Section 5.14 only for single- or multiplefamily residential uses.
(3) Authorized minor variations. The Zoning Officer shall have the authority to grant the following
minor variations for single- or multiple-family residential uses:
a.

A reduction of up to 15% of the minimum required lot area;

b.

A reduction of up to 10% of the minimum required side or rear yard setback;

c.

A reduction of the minimum required side or rear yard setback, up to the extent of any existing
encroachment into such setbacks for additions to existing, legal nonconforming structures on
the same lot that encroach into the same setback, but only if no variation has previously been
granted for the subject property pursuant to this Section 5.14(3)c, and only as follows:
[Amended 3-3-2015 by Ord. No. 2015-3146[1]; 6-1-2021 by Ord. No. 2021-3532]
i.

For horizontal additions, the length of the addition may not exceed 50% the length of that
portion of the existing structure that encroaches into the setback; and

ii.

For vertical additions, the length of the addition may not exceed the length of that portion
of the existing structure that encroaches into the setback, including a horizontal addition
approved through the same minor variation request;

[1]

Editor's Note: This ordinance also redesignated former Subsection (3)c and d as Subsection
(3)d and e, respectively.

d.

A reduction of up to 10% of the required spacing between two or more single-family attached
or multiple-family buildings, in the R-4 District only; and

e.

An increase of up to 15% in the finished first floor height.

(4) Initiation. An application for a minor variation may be made by the owner of the subject property or
an authorized representative thereof.
(5) Criteria. In determining whether in a specific case there are practical difficulties or particular
hardships in the way of carrying out the strict letter of this Zoning Ordinance, the Zoning Officer
shall take into consideration the extent to which the following facts are established:
a.

The requested minor variation is consistent with the stated intent and purposes of this Zoning
Ordinance;

b.

The particular physical surroundings, shape or topographical conditions of the subject
property would bring a particular hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of this Zoning Ordinance is enforced;

c.

The conditions upon which the petition for variation is based would not be applicable
generally to other property within the same zoning district;

d.

The variation is not solely and exclusively for the purpose of enhancing the value of or
increasing the revenue from the property;

e.

The alleged difficulty or hardship has not been created by any person presently having an
interest in the property;

f.

The granting of the variation will not be detrimental to the public welfare or injurious to other
property or improvements in the neighborhood in which the property is located;

g.

The variation granted is the minimum change to the Zoning Ordinance standards necessary
to alleviate the practical hardship on the subject property; and

h.

The proposed variation will not impair an adequate supply of light and air to adjacent property,
or substantially increase the danger of fire, or otherwise endanger the public safety, or
substantially diminish or impair property values within the neighborhood.

(6) Processing. An application for a minor variation shall be filed with the Zoning Officer. After receipt
of all required information and payment of all required fees, the application will be reviewed and
decided in accordance with the following procedure:
a.

Notice and opportunity to comment. Within five days after submission to the Zoning Officer of
a completed application for a minor variation, the applicant shall give notice in writing to
property owner(s) of each lot lying within 250 feet, including streets, of the property lines of
the subject property for which the minor variation is sought. The notice shall indicate that the
application shall be available for review and comment at Village Hall for at least 10 days
following the date of the notice. Any interested party may submit written comments
concerning the application to the Village Zoning Officer.

b.

Zoning Officer's decision. Within 30 days after receipt of a completed application for a minor
variation, the Zoning Officer shall, by written order, either approve, approve with conditions, or
deny the requested minor variation. Upon denial by the Zoning Officer of the requested minor
variation, the applicant shall have the right, but not the obligation, to resubmit its request as a
major variation pursuant to Section 5.15 of this Zoning Ordinance.

c.

Notification and record of decision. The Zoning Officer shall send his or her decision within 30
days after the date thereof to the applicant and to all other persons previously notified
pursuant to Section 5.14(5)a of this Zoning Ordinance. At least once per calendar year, the
Zoning Officer shall provide to the Plan Commission and to the Zoning Board of Appeals a
listing of his or her decisions, by address, regarding each application for a minor variation.

d.

Appeal. The applicant, or any person to whom notice of the minor variation was sent pursuant
to Section 5.14(5)a of this Zoning Ordinance, may appeal the decision of the Zoning Officer to
the Zoning Board of Appeals within 10 working days after the date of the notice issued
pursuant to Section 5.14(5)c of this Zoning Ordinance.

(7) Exemptions. Notwithstanding any provision of this Zoning Ordinance to the contrary, no variation
shall be required for any structure that is existing, under construction, or for which a building
permit had already been applied as of the effective date of this Zoning Ordinance, for which: (a) all
interior side yards are at least five feet in width; (b) any proposed addition will not violate the
applicable side-yard requirement set forth in Article IV of this Zoning Ordinance; and (c) the
structure will otherwise conform with all applicable requirements set forth in this Zoning Ordinance.

5.15. Major variations.
[Amended 12-3-2009 by Ord. No. 2009-2867A; Ord. No. 2009-2868]
(1) Purpose. A variation is a grant of relief to a property owner from the exact standards of this Zoning
Ordinance, issued when undue hardship would be caused by the literal enforcement of this Zoning
Ordinance. Additionally, a variation is intended to provide relief where the requirements of this
Zoning Ordinance render the land difficult or impossible to use because of some unique or special
characteristic of the property itself. The intent is not to simply remove an inconvenience or
financial burden that the requirements of this Zoning Ordinance may impose on a property owner.
Conditions existing prior to adoption of this Zoning Ordinance shall not require a variation.
(2) Definition. Any variation that is not classified as a minor variation pursuant to Section 5.14(2) of
this Zoning Ordinance shall be classified and reviewed as a major variation pursuant to this
Section 5.15.
(3) Authority. The Board of Trustees, after a public hearing and recommendation by the ZBA, may
determine and grant "major variations" to the regulations of this Zoning Ordinance, in harmony
with their general purpose and intent, in specific cases for which the Board of Trustees determines
that there are practical difficulties or particular hardships in the way of carrying out the strict letter
of the regulations of this Zoning Ordinance.
(4) Initiation. An application for a major variation may be made by the owner of the subject property or
an authorized representative thereof.
(5) Processing and public hearing.
a.

An application for a major variation shall be filed with the Zoning Officer. Applications for a
major variation from Article XI of this Zoning Ordinance must include, without limitation, the
sign permit application submitted pursuant to Section 11.08 of this Zoning Ordinance for the
proposed sign. The application may be reviewed by the Village's Development Review Team
in accordance with Section 5.05(4) of this Zoning Ordinance, if deemed necessary by the
Zoning Officer.

b.

The applicant shall make any necessary revisions and submit the required number of plans
(see Section 5.05) for review by the ZBA.

c.

After receipt of all required information and payment of all required fees, the Zoning Officer
shall notify the applicant of the date that the application will be conditionally scheduled for
review at a public hearing of the ZBA. Notices shall be delivered in accordance with Section
5.20 of this article.

d.

The ZBA shall conduct a public hearing to review the proposed variation in accordance with
the notices mailed and published pursuant to Section 5.20 of this Zoning Ordinance. Within
90 days after the completion of the application for the proposed variation, the ZBA shall make
findings and recommend whether the variation should be approved, and shall transmit such
recommendation in writing to the Board of Trustees.

(6) Action by Board of Trustees. The Board of Trustees, within 45 days after receipt of the findings
and recommendations of the ZBA, shall either approve or deny the proposed variation, by
ordinance duly adopted and by a simple majority vote, or refer it back to the ZBA for further
consideration. Every ordinance granting a variation shall contain a statement of findings specifying

the reason or reasons for granting the variation in accordance with the standards set forth in
Section 5.15(7) of this Zoning Ordinance. The failure of the Board of Trustees to act within the
time period specified in this Section 5.15(6), or such further time to which the applicant may agree,
shall be deemed to be a decision of the Board of Trustees denying the proposed variation.
Approval of a major variation shall not entitle the applicant to any other approval or issuance of
any permit until after all of the standards and procedures for such other approval or issuance of a
permit have been satisfied.
(7) Standards. In determining whether in a specific case there are practical difficulties or particular
hardships in the way of carrying out the strict letter of this Zoning Ordinance, there shall be taken
into consideration the extent to which the following facts are established:
a.

The requested major variation is consistent with the stated intent and purposes of this Zoning
Ordinance and the Comprehensive Plan;

b.

The particular physical surroundings, shape or topographical conditions of the subject
property would bring a particular hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of this Zoning Ordinance is enforced;

c.

The conditions upon which the petition for the variation is based would not be applicable
generally to other property within the same zoning district;

d.

The variation is not solely and exclusively for the purpose of enhancing the value of or
increasing the revenue from the property;

e.

The alleged difficulty or hardship has not been created by any person presently having an
interest in the property;

f.

The granting of the variation will not be detrimental to the public welfare or injurious to other
property or improvements in the neighborhood in which the property is located;

g.

The variation granted is the minimum change to the Zoning Ordinance standards necessary
to alleviate the practical hardship on the subject property;

h.

The proposed variation will not impair an adequate supply of light and air to adjacent property,
or substantially increase the danger of fire, or otherwise endanger the public safety, or
substantially diminish or impair property values within the neighborhood; and

i.

For variations from Article XI of this Zoning Ordinance:
(1) The proposed variation is consistent with the statement of purpose set forth in Section
11.01 of this Zoning Ordinance;
(2) The proposed sign complies with any additional standards or conditions set forth in
Article XI of this ordinance;
(3) The proposed sign will substantially enhance the architectural integrity of the building or
other structure to which it will be attached, if any; and
(4) The proposed sign conforms with the design and appearance of nearby structures and
signs.

(8) Conditions of approval. The ZBA may recommend, and the Board of Trustees may impose, such
conditions and restrictions upon the subject property and sign benefited by a variation as may be
deemed necessary to assure compliance with the standards set forth in this Section 5.15, to
reduce or minimize the effect of such variation upon other property in the neighborhood, and/or to
implement the general purpose and intent of this Zoning Ordinance.
(9) Prohibited variations. The ZBA shall not recommend, and the Board of Trustees shall not approve,
any of the following variations:

(a) Variations that authorize any use of land, buildings, or structures that is not a permitted use or
a special use in the zoning district in which the land, buildings or structures are located.
(b) Variations from the provisions of Section 3.07 of this Zoning Ordinance.
(c) Variations that would permit the erection or maintenance of any sign prohibited pursuant to
Section 11.06 of this Zoning Ordinance.
(d) Variations that authorize any portion of a sign to encroach in, on, over, under, or above any
public right-of-way.
(10) Special procedures in connection with other applications.
(a) Whenever any other application is filed pursuant to this Zoning Ordinance, or to Chapter 16 of
the Village Code, as a companion to an application for a variation, the authority to hear and
make a recommendation regarding the application for variation otherwise delegated to the
ZBA in this Section 5.15 shall be reserved to the Plan Commission. In such instances and for
such purposes, the Plan Commission shall have all of the authority granted to, and shall be
subject to all of the limitations imposed on, the ZBA in this Section 5.15.
[Amended 12-6-2011 by Ord. No. 2011-2979]
(b) Notwithstanding Section 5.15(6) and the other provisions of this Zoning Ordinance to the
contrary, upon receipt of a recommendation from the Plan Commission regarding a
companion application for variation, the Board of Trustees shall have the right, but not the
obligation, to refer the application for variation to the ZBA for further consideration and
recommendation prior to final action by the Board of Trustees. During the pendency of any
further proceedings by the ZBA regarding the application for variation, the Board of Trustees
shall stay all other applications for relief that were filed as a companion to the application for
variation."

City of Evanston
6-3-8-12. STANDARDS FOR VARIATIONS.
In considering an application for a minor variation, fence variation, family necessity variation, or a major
variation, or a combination thereof, the Zoning Administrator, the Zoning Board of Appeals, or the City Council, as
the case may be, may approve such variation only upon finding that the application complies with the separate
standards for each type of variation set forth below:
(Ord. 14-O-98)
(A)

Minor Variations: Minor variations may be authorized by the Zoning Administrator upon making written
findings that the proposed variation satisfies the following standards:
1.

The practical difficulty is not self-created.

2.

The requested variation will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties.

3.

The requested variation is in keeping with the comprehensive general plan and the zoning ordinance.

4.

The requested variation is consistent with the preservation policies set forth in the comprehensive
general plan.

5.

The requested variation requires the least deviation from the applicable regulation among the feasible
options identified before the Zoning Administrator issues his/her decision regarding said variation.

(Ord. 93-0-09)
(B)

Variations From Fence Regulations: Variations from the requirements for fences set forth in Section 6-4-6-7
of this Title may be authorized by the Zoning Administrator upon making written findings that the proposed
variation satisfies the following standards:
1.

The requested variation will not be materially detrimental to the public welfare or injurious to the use,
enjoyment or property values of adjoining neighbors.

2.

The additional screening, additional height, or requested location achieved through the variation will
assist in reducing noise, screening incompatible adjacent uses, or increase safety to the owners of the
subject property or abutting properties.

3.

In no event shall a variation be granted that would permit a fence taller than thirty (30) inches to be
located within twenty (20) feet of the corner curb line of an intersection.

(Ord. No. 43-O-93)
(C)

Variations From Fence Standards for Landmark Structures and Structures Located in Historic Districts. (Rep.
by Ord. 15-O-99)

(D)

Family Necessity Variations: Family necessity variations may be authorized by the Zoning Board of Appeals
upon making written findings that the proposed variation satisfies the following standards:
1.

The requested variation will not have a substantial adverse impact on the use, enjoyment, or property
values of the adjoining properties.

2.

The requested variation is in keeping with the intent of the zoning ordinance.
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3.

The character of the residence for which the variation is requested will as a result be as or more
consistent with the character of the residences of the surrounding neighborhood.

4.

The purpose of the variation is not based exclusively upon a desire to extract additional income from
the property.

5.

The requested variation requires the least deviation from the relevant regulation among the feasible
options identified before the Zoning Administrator issues his/her recommendation to the Zoning Board
of Appeals regarding said variation.

(Ord. 93-0-09)
(E)

Major Variations: Major variations may be authorized by the Zoning Board of Appeals, or by the City Council
in the case of an application for a major variation to off street parking, off street loading, height beyond fifty
(50) feet, including within that measurement any height otherwise excluded because the story provides
required parking, or townhouse orientation, or a combined application for a major variation pertaining to off
street parking, off street loading, height beyond fifty (50) feet, including within that measurement any height
otherwise excluded because the story provides required parking, or townhouse orientation, and any other
variation, upon making written findings that the proposed variation satisfies the following standards:

(Ord. 95-O-09)
1.

The requested variation will not have a substantial adverse impact on the use, enjoyment or property
values of adjoining properties.

2.

The requested variation is in keeping with the intent of the zoning ordinance.

3.

The alleged hardship or practical difficulty is peculiar to the property.

4.

The property owner would suffer a particular hardship or practical difficulty as distinguished from a
mere inconvenience if the strict letter of the regulations were to be carried out.

5. (a) The purpose of the variation is not based exclusively upon a desire to extract additional income from
the property, or
(b)

While the granting of the variation will result in additional income to the applicant and while the
applicant for the variation may not have demonstrated that the application is not based
exclusively upon a desire to extract additional income from the property, the Zoning Board of
Appeals or the City Council, depending on final jurisdiction under Section 6-3-8-2 of this Chapter,
has found that public benefits to the surrounding neighborhood and the City as a whole will be
derived from approval of the variation, that include, but are not limited to, any of the standards
of Section 6-3-6-3 of this Chapter.

6.

The alleged difficulty or hardship has not been created by any person having an interest in the
property.

7.

The requested variation requires the least deviation from the applicable regulation among the feasible
options identified before the Zoning Board of Appeals issues its decision or recommendation to the
City Council regarding said variation.

(Ord. 93-0-09)

Created: 2021-10-19 15:07:38 [EST]

(Supp. No. 17, Update 2)
Page 2 of 2

Village of Niles
15.4 VARIATION
A.

Purpose
The purpose of the variation process is to provide a narrowly circumscribed means by which relief may be
granted from unforeseen applications of this Ordinance that create particular hardships, usually as a
modification to a dimensional or quantitative requirement of the zoning ordinance.

B.

Initiation
A property owner in the Village, or person expressly authorized in writing by the property owner, may file an
application for a variation. A property owner, or his/her designee, may only propose a variation for property
under his/her control.

C.

Authority
The Planning and Zoning Board will take formal action on variation applications unless said variation
applications are in conjunction with a zoning text or map amendment application, a special use application,
or a planned unit development application. If a variation is requested in conjunction with a zoning text or
map amendment application, a special use application, or a planned unit development application, the
Planning and Zoning Board shall be an advisory body to the Village Board and the Village Board shall have
final authority on variations in these instances. Additionally, the Director of Community Development is
authorized to grant certain administrative exceptions, as described in Section 15.5 (Administrative
Exceptions).

D.

Procedure
All applications must be filed with the Director of Community Development. Once it is determined that the
application is complete, the Director of Community Development will schedule the application for
consideration by the Planning and Zoning Board.
1.

2.

3.

Action by Planning and Zoning Board
a.

Within 60 days of receipt of a complete application, unless an extension of time is agreed to by
the applicant and the Director of Community Development, the Planning and Zoning Board will
consider the variation at a public hearing.

b.

The Planning and Zoning Board must evaluate the application based upon the evidence
presented at the public hearing, pursuant to the approval standards of this section.

c.

Within 60 days of the close of the public hearing, the Planning and Zoning Board must either
approve, approve with conditions, deny, or make a recommendation to the Village Board
regarding the variation, unless an extension is agreed to by the applicant.

Conditions
a.

The Planning and Zoning Board may impose such conditions and restrictions upon the variation
as may be deemed necessary for the protection of the public health, safety, and welfare.

b.

The Planning and Zoning Board may grant a variation that is less than that requested when it has
been decided that the applicant is entitled to some relief of the hardship, but not to the entire
relief requested in the variation application.

Action by Village Board
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If the requested variation is required to be reviewed by the Village Board, the Village Board must act on
the variation within 60 days of receipt of the Planning and Zoning Board recommendation. The Village
Board may take action in the form of approval, approval with conditions, or denial of the requested
variation(s), remand the issue back to the Planning and Zoning Board for further consideration, or table
the discussion until a future meeting of the Village Board.
E.

Approval Standards
The decision of the Planning and Zoning Board must be based on findings to support the following
conclusions. No single standard is controlling and a recommendation will be made based on the cumulative
weight of the evidence submitted.

F.

a.

The strict application of the terms of this Ordinance will result in undue hardship, as distinguished from
a mere inconvenience, unless the specific relief requested is granted.

b.

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

c.

The plight of the owner is due to unique circumstances inherent to the subject property, related to the
particular physical surroundings, shape, or topographical conditions of the specific property, and not
from the personal situation of the owner and has not been created by any person presently having a
proprietary interest in the property in question.

Expiration of Variation
An approved variation will expire one year from the date of approval unless a building permit is obtained or
applied for within such period. Variations which do not entail a building permit, such as parking variations,
expire when the use for which the parking variation was granted is discontinued. The Director of Community
Development may grant an extension for a period of validity longer than one year, so long as the applicant
applies in writing for an extension of time at any time prior to the date of expiration. No public hearing is
required for approval of such extension of time.

( Ord. No. 2020-30 , § 2(Exh. 1), 9-22-20)
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Village of Skokie
Sec. 118-7. Zoning Board of Appeals.
(a)

General. This section addresses the duties and responsibilities of the Zoning Board of Appeals, hereafter
referred to as "the ZBA," and other officials and agencies, with respect to the administration of this chapter.

(b)

Establishment of the ZBA. The establishment of the ZBA shall be in accordance with the policies and
procedures set forth in this code.

(c)

ZBA reporter. A reporter to assist the ZBA shall be appointed by the Zoning Official. The reporter keeps
records of the ZBA meetings for public record and conducts all correspondence, including the notification of
decisions. The reporter shall prepare and submit the minutes of the ZBA meetings to the chairperson and the
ZBA for approval.

(d)

Duties and powers.
(1)

Variances. The ZBA hears and decides appeals to the terms of this chapter. Limitations as to the ZBA's
authorization are set forth in this chapter.
a.

Location and size of accessory buildings and structures within permitted yards.

b.

Height of a building or structure provided that a certificate of appropriateness has been issued by
the Appearance Commission.

c.

Spacing between congregate living facilities.

d.

Land coverage, floor area ratio, or impermeable surface ratios.

e.

Size of all required yards and the placement of buildings or structures therein.

f.

Number of required off-street motor vehicle or bicycle parking spaces and from the requirements
of Section 118-212, Motor vehicle parking facility design standards, (a) Size and clearance.

g.

Reduction in the setback requirement for landscaping in business districts along arterial streets,
Main Street, or Howard Street, provided that the project would not be economically feasible but
for the variance or that other design features are substituted for the landscaping that have been
approved by the Appearance Commission.

h.

Parking certain commercial vehicles in residential districts.

i.

Requirements in the Signs chapter of this code.

j.

Reducing a required minimum lot area, lot width, or required side yard to build a detached
residence on a substandard buildable lot of record in a residential district established prior to
1947, provided it meets all the other requirements of this chapter. The owner shall provide with
the application for a variance a survey of the lot by a duly licensed land surveyor and the portion
of the adjacent lots including the distance between the side lot line and the nearest part of the
buildings or structures thereon.

(2)

Appeals to administrative decisions. The ZBA hears and decides appeals where it is alleged that there is
an error in any order, requirement, decision, determination, or interpretation by the Zoning Official.

(3)

Variance review findings of fact. The ZBA is permitted to approve, approve with conditions, or deny a
request for variance. Each request for a variance must be consistent with the following findings of fact:
a.

Limitation on the use of the property due to physical, topographical, and geologic features.
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(4)

(5)

(e)

b.

The applicant can demonstrate that without a variance there can be no reasonable use of the
property.

c.

The grant of the variance is not based solely on economic reasons.

d.

The necessity for the variance was not created by the property owner.

e.

The variance requested is the minimum variance necessary to allow reasonable use of the
property.

f.

The grant of the variance will not be injurious to the public health, safety, or welfare.

g.

The property subject to the variance request possesses one or more unique characteristics
generally not applicable to similarly situated properties.

Additional findings of fact for parking certain commercial vehicles in residential districts. In addition to
the findings of fact for variances, a request for parking certain commercial vehicles in residential
districts must also be consistent with the following findings of fact:
a.

The petitioner's business or occupation is of a nature requiring the usage of the vehicle upon
demand at irregular hours for reasons of public necessity.

b.

Alternative, possible parking sites are not available.

c.

Screening of the vehicle can be provided.

Additional findings of fact for building on a substandard lot. In addition to the findings of fact for
variances, a request to build on a substandard lot must also be consistent with the following findings of
fact:
a.

The subject lot is not abutting a vacant lot on either side held under common ownership at any
time after the year 1946.

b.

The subject lot is not abutting an improved lot of record which has 1' or more of an abutting side
yard in excess of the minimum required side yard for the district in which the building or
structure is located, which additional side yard land could physically be added to the applicant's
lot to increase its width or area.

c.

The subject lot is not owned and has not been owned directly or indirectly or by a nominee of
any person, firm, corporation or trust, or by an officer, shareholder, director, partner,
beneficiary, agent or person related by blood or marriage or by any predecessors in title, who
also held or holds any right, title or interest, directly or indirectly, in the applicant's lot after the
year 1946 to the date of application for a building permit.

d.

The contiguous lots are not owned and have not been owned directly or indirectly or by a
nominee of any person, firm, corporation or trust, or by an officer, shareholder, director, partner,
beneficiary, agent or person related by blood or marriage or by any predecessors in title, who
also held or holds any right, title or interest, directly or indirectly, in the applicant's lot after the
year 1946 to the date of application for a building permit.

e.

The subject lot was not used as part of a single or common homesite by or with the consent of
the same interests, which owned or controlled an abutting lot after the year 1946 to the date of
application for a building permit.

Limits to powers.
(1)

The ZBA is prohibited from granting a variance for the following items:
a.

Any term of this chapter that is specifically prohibited by this chapter.
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(2)

b.

Any term of the chapter related to a B4, B6, H1, or OR zoning district.

c.

Establishing a use in a zoning district that is not allowed.

d.

Any provisions or conditions of any ordinance providing for a special use permit or site plan
approval.

e.

Allowing a front yard fence or increase to fence height.

f.

Reducing the number of required off-street motor vehicle parking spaces in zoning districts
where a cash distribution to a parking fund is required in lieu of parking spaces.

g.

Allowing parking of a commercial vehicle in a residential district in any yard that has a State
license in excess of the "B" classification or 8,000 pounds gross weight, in any front yard, for
more than 1 vehicle per residence, when the only purpose is to provide transportation to and
from the applicant's place of employment, or on any nonconforming lot.

h.

Reducing a required side yard to less than 10% of the lot width on a substandard lot.

i.

Any requirement of the Signs chapter that has not been first endorsed by the Appearance
Commission.

The ZBA may only recommend to the Village Board to grant or deny a variance for the following items:
a.

A building or structure height exceeding 10% of the existing applicable zoning district height
regulation.

b.

A reduction in the spacing between congregate living facilities by more than 10% of the
applicable requirement.

c.

To allow vehicle parking in the front yard in an industrial district.

d.

To allow required off-street vehicle parking in the front yard or side yard abutting a street in a
residential district.

The Village Board will grant or deny the petitioner's request.
(f)

Decisions. The ZBA is permitted to decide in any manner it sees fit. The ZBA also may require conditions upon
the premises that reduce or minimize the injurious effect of the request upon other property in the
neighborhood and implement the general purpose and intent of this chapter. In interpreting and applying
the provisions of this chapter, the conditions must be in the spirit and intent of the chapter and not
constitute granting of a special privilege.

(Ord. No. 13-10-C-4010, § 1, 10-7-2013; Ord. No. 15-5-C-4142, § 1, 5-4-2015; Ord. No. 16-10-C-4254, § 1, 10-192016)
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Village of Wilmette
Sec. 30-5.4. Variation.
(a)

Purpose. The variation process is to provide a narrowly circumscribed means by which relief may be granted
from unforeseen applications of this Ordinance that create practical difficulties or particular hardships.
Zoning approval of a variation is required before submission of a subdivision plat.

(b)

Initiation. A variation may be initiated by the owner of any property in the Village affected by the proposed
variation or other person expressly authorized in writing by the owner, or any unit of government that is not
the property owner of a lot but proposes to acquire the lot by purchase, gift or condemnation.

(c)

Authority. Variations are reviewed by the Zoning Board of Appeals except for variations from Sections 3010.7 and 30-10.9 and Articles 30-15 and 30-16 of this Ordinance, which are reviewed by the Appearance
Review Commission. The procedures outlined below for review of variations by the Zoning Board of Appeals
shall be followed by the Appearance Review Commission when reviewing request for relief from Sections 3010.7 and 30-10.9 and Articles 30-15 and 30-16. Certain types of variations are considered administrative
zoning review approvals and are reviewed according to Section 30-5.6 (Administrative Zoning Review).

(d)

Execution. The Village Board, after a public hearing and recommendation from the board or commission, will
take formal action on requests for variations.

(e)

Procedure.
(1)

Application.
(A)

All applications are filed with the Zoning Administrator in accordance with the requirements of
Section 30-4.2 (Application). Once it is determined that the application is complete, the Zoning
Administrator will schedule the application for consideration by the board or commission.

(B)

The application must include a written statement by the applicant and adequate evidence
showing that the proposed variation will conform to the standards set forth in this Ordinance for
variations. The application must be accompanied by such plans or data, or both, as specified by
the rules of the board or commission. If the proposed variation includes the construction,
demolition or external modification of any structure, then the application must be accompanied
by a site plan showing the proposed work and other site features relevant to review of the
proposed work.

(2)

Review by the Zoning Administrator. After determining that the application is complete, the Zoning
Administrator will review the application. Prior to the scheduled public hearing, the Zoning
Administrator will forward to the board or commission copies of the complete application and a
written report summarizing the facts of the case, including all relevant documents and incorporating or
summarizing any oral and written comments received by the board or commission before the public
hearing. The Zoning Administrator will also forward a copy of the written report to the applicant prior
to the scheduled public hearing.

(3)

Action by the Zoning Board of Appeals or Appearance Review Commission.
(A)

The board or commission shall conduct a public hearing on the variation application in
accordance with Section 30-4.4 (Public Hearing) within a reasonable time from receipt of a
complete application. Notice for the public hearing must be in accordance with Section 30-4.3
(Notice). If, in the board or commission's judgment, the application does not contain sufficient
information to enable the board or commission to properly discharge its responsibilities, the
board or commission may request additional information from the applicant.
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(f)

(B)

The board or commission will evaluate the application and make findings, based upon the
evidence presented at the public hearing, pursuant to each of the applicable standards in Section
30-5.4.(e) below.

(C)

The board or commission must vote to recommend either approval, approval with conditions or
denial of the application, and forward such recommendation to the Village Board. The board or
commission shall not recommend the granting of any variation unless there is a concurring vote
of a majority of all members present, with a minimum of four (4) concurring votes required. The
recommendation of the board or commission may specify such conditions and restrictions upon
the premises benefited by a variation as may be necessary to satisfy the approval standards and
to reduce or minimize any injurious effect of such use upon other property in the neighborhood.

(4)

Action by the Village Board. The Village Board must consider the variation within a reasonable time of
receipt of the board or commission recommendation. The Village Board may take action in the form of
approval, approval with conditions, or denial on variation applications. The Village Board may approve
or deny positive recommendations of the board or commission by majority vote of those members
present and voting. However, if the application fails to receive the positive recommendation of the
board or commission, then the favorable vote of five (5) members of the Village Board shall be
required to approve the variation. Where an application is filed by a Unit of Local Government, the
Village Board may approve the variation by only a majority vote if the application fails to receive the
positive recommendation of the board or commission. In granting any variation, the Village Board may
require such evidence and guarantees, as it may deem necessary, to assure compliance with the
stipulated conditions. The Village Board may also refer the application back to the board or commission
for further consideration.

(5)

Conditions and Restrictions on Variations. The board or commission may recommend, and the Village
Board may impose, such conditions and restrictions upon the location, construction, design and use of
the property benefited by a variation as may be necessary or appropriate to protect the public interest,
adjacent property and property values. Failure to maintain such conditions or restrictions as may be
imposed constitute grounds for revocation of the variation. The terms of relief granted, including any
conditions or restrictions, must be specifically set forth in the recommendation and approval. In
addition, a variation less than that requested may be granted by the Village Board when the record
supports the applicant's right to some relief, but not to the entire relief requested.

Approval Standards for Variations.
(1)

No variation may be recommended for approval by the board or commission and approved by the
Village Board unless findings have been made, based upon the evidence presented at the public
hearing, to support each of the following conclusions:
(A)

The particular physical conditions, shape or surroundings of the property would impose upon the
owner a practical difficulty or particular hardship, as opposed to a mere inconvenience, if the
requirements of this Ordinance were strictly enforced.

(B)

The plight of the property owner was not created by the owner and is due to unique
circumstances.

(C)

The difficulty or hardship is peculiar to the property in question and is not generally shared by
other properties classified in the same zoning district and/or used for the same purposes. This
includes the need to accommodate desirable existing site landscape or reflect unique conditions
created by the age and character of the property.

(D)

The difficulty or hardship resulting from the application of this Ordinance would prevent the
owner from making a reasonable use of the property. However, the fact the property could be
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utilized more profitably with the variation than without the variation is not considered as
grounds for granting the variation.
(E)

The proposed variation will not impair an adequate supply of light and air to adjacent property or
otherwise injure other property or its use, will not substantially increase the danger of fire or
otherwise endanger the public health, safety and welfare, and will not substantially diminish or
impair property values within the neighborhood.

(F)

The variation, if granted, will not alter the essential character of the neighborhood and will be
consistent with the goals, objectives and policies set forth in the Comprehensive Plan.

(G)

With respect to building materials, unforeseen advances in technology, appearance or quality
render a prohibited material to be suitable and in keeping with the appearance goals of this code
when used in the form presented by the applicant.

(H)

When a variation is requested for a fence, the following approval standards apply, in addition to
those of the variation. However, no one (1) of these factors shall be conclusive in determining
whether a practical difficulty or particular hardship exists.
(i)

The type of street to which the fence will be oriented (e.g., arterial, collector, or
residential), and the volume and speed of traffic regularly using such street.

(ii)

The extent to which fences of the same type sought by the applicant already exist in the
immediate area and have been granted variations.

(iii)

The orientation and proximity of neighboring dwelling units and other structures to the
proposed fence.

(iv)

The extent to which the proposed fence will utilize landscaping to minimize the visual
impact of the fence.

(v)

The size of the zoning lots in the neighborhood, such that the larger the lots and the more
open space, the less impact the fence can be expected to have on neighboring properties.

(vi)

The extent to which a fence of the same type sought by the applicant is for the
replacement or repair of a previously or presently existing fence or portion thereof.

(vii) The length of time that a non-conforming fence has existed on the property prior to the
application.
(viii) Whether a fence permit was issued at the time the fence was constructed and if the fence
being replaced was required to obtain such a permit.
(2)

Section 30-5.16 (Special Rules Applicable to Units of Local Government) contains special rules and
standards that apply to uses owned or operated by Units of Local Government.

(g)

Revocation of Variation. The approval of a variation by the Village Board is void if the recipient does not file
an application for a building permit, certificate of occupancy or fence permit within six (6) months after the
date of the ordinance granting the variation.

(h)

Extension of Variation. An applicant who has obtained approval of a variation may request an extension of
this time period by filing a letter with the Zoning Administrator stating the reasons for the request. The
Zoning Administrator may approve an extension of up to one (1) year when shown good cause by the
applicant. Any subsequent extension requests or requests for an extension of more than one (1) year from
the date of approval require Village Board approval.

(Code 1993, § 20-5.4; Ord. No. 2014-O-65, 11-11-2014)
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Discussion
Regarding Variation
Hardship Standards
COMMIT TEE OF THE WHOLE
NOVEMBER 2, 2021

Purpose of Discussion
Provide direction on current code language and
procedures regarding Zoning Variation Standards
relating to Hardships in advance of ZBA and Plan
Commission trainings.

Background
◦ Zoning Ordinance authorizes the granting of Minor
(Zoning Officer) and Major Variations (Village Board
upon recommendation by the ZBA or Plan
Commission)
◦ Variation is a grant of relief to a property owner
from the exact standards of the Zoning Ordinance,
when undue hardship would be caused by the
literal enforcement of the Ordinance
◦ Intended to provide relief where the Zoning
requirements render the land difficult or impossible
to use because of unique or special characteristics

Background
◦ Intent is not to simply remove an inconvenience or
financial burden that the requirements of this
Zoning Ordinance may impose on a property owner.
◦ Conditions existing prior to adoption of the Zoning
Ordinance shall not require a variation.

Current Standards
◦ In determining whether in a specific case there are
practical difficulties or particular hardships in the way of
carrying out the strict letter of this Zoning Ordinance,
there shall be taken into consideration the extent to
which the following facts are established:
a. The requested major variation is consistent with the stated intent and
purposes of this Zoning Ordinance and the Comprehensive Plan;
b. The particular physical surroundings, shape or topographical conditions of
the subject property would bring a particular hardship upon the owner, as
distinguished from a mere inconvenience, if the strict letter of this Zoning
Ordinance is enforced;

Current Standards
c. The conditions upon which the petition for the variation is based would
not be applicable generally to other property within the same zoning
district;
d. The variation is not solely and exclusively for the purpose of enhancing
the value of or increasing the revenue from the property;
e. The alleged difficulty or hardship has not been created by any person
presently having an interest in the property;
f. The granting of the variation will not be detrimental to the public welfare
or injurious to other property or improvements in the neighborhood in
which the property is located;

Current Standards
g. The variation granted is the minimum change to the Zoning Ordinance
standards necessary to alleviate the practical hardship on the subject property;
h. The proposed variation will not impair an adequate supply of light and air to
adjacent property, or substantially increase the danger of fire, or otherwise
endanger the public safety, or substantially diminish or impair property values
within the neighborhood; and
i. For variations from Article XI of this Zoning Ordinance:
(1) The proposed variation is consistent with the statement of purpose set forth
in Section 11.01 of this Zoning Ordinance;
(2) The proposed sign complies with any additional standards or conditions set
forth in Article XI of this ordinance;
(3) The proposed sign will substantially enhance the architectural integrity of
the building or other structure to which it will be attached, if any; and
(4) The proposed sign conforms with the design and appearance of nearby
structures and signs.

Strictness of Other Municipalities
Evanston: Major variations may be authorized by the Zoning Board of
Appeals, or by the City Council …. upon making written findings that the
proposed variation satisfies the following standards.
Niles: The decision of the Planning and Zoning Board must be based on
findings to support the following conclusions. No single standard is
controlling and a recommendation will be made based on the cumulative
weight of the evidence submitted.
Skokie: The ZBA is permitted to approve, approve with conditions, or deny
a request for variance. Each request for a variance must be consistent with
the following findings of fact.
Wilmette: No variation may be recommended for approval by the board
or commission and approved by the Village Board unless findings have
been made, based upon the evidence presented at the public hearing, to
support each of the following conclusions.

Village Board Discussion
Staff requests direction from the Village Board
regarding the topics and policy questions presented
in this report, including:
◦ First, consideration of how strictly the standards
should be applied (i.e. shall meet each of the
individual standards, versus shall take into
consideration); and
◦ Second, whether the existing standards relating to
hardships themselves are sufficient, or should be
revised via a referral of a Text Amendment to the
Plan Commission.

Zoning Board of Appeals Staff Report:
Discussion of Variation Standards
December 15, 2021

Summary of Discussion Topic
On November 2, 2021, the Village Board Committee of the Whole provide feedback and
direction to staff regarding the application of Variation standards found in Section 5.15(7) of
the Zoning Code. These standards establish benchmarks against which requests for Zoning
Variations are to be measured. Recently, the Village Board has expressed a desire to have
advisory bodies that consider zoning relief (the Plan Commission and ZBA) to more directly
apply the standards during their deliberations and as a foundation for their recommendations.
Therefore, staff is seeking feedback from the ZBA regarding its experience in interpreting and
applying these standards. That feedback will be provided to the Plan Commission, under
whose purview a public hearing may be held to consider any formal amendments to the
standards or instructions as to how they are to be applied.
Regulatory Context
The standards in question, which can be found in Section 5.15(7) of the Zoning Code, read as
follows:
5.15 Major variations.
(7) Standards. In determining whether in a specific case there are practical difficulties or
particular hardships in the way of carrying out the strict letter of this Zoning Ordinance, there
shall be taken into consideration the extent to which the following facts are established:
a) The requested major variation is consistent with the stated intent and purposes of this
Zoning Ordinance and the Comprehensive Plan;
b) The particular physical surroundings, shape or topographical conditions of the subject
property would bring a particular hardship upon the owner, as distinguished from a
mere inconvenience, if the strict letter of this Zoning Ordinance is enforced;
c) The conditions upon which the petition for the variation is based would not be
applicable generally to other property within the same zoning district;
d) The variation is not solely and exclusively for the purpose of enhancing the value of or
increasing the revenue from the property;
e) The alleged difficulty or hardship has not been created by any person presently having
an interest in the property;
f) The granting of the variation will not be detrimental to the public welfare or injurious
to other property or improvements in the neighborhood in which the property is
located;
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g) The variation granted is the minimum change to the Zoning Ordinance standards
necessary to alleviate the practical hardship on the subject property;
h) The proposed variation will not impair an adequate supply of light and air to adjacent
property, or substantially increase the danger of fire, or otherwise endanger the public
safety, or substantially diminish or impair property values within the neighborhood;
and
i) For variations from Article XI (Signs) of this Zoning Ordinance:
1) The proposed variation is consistent with the statement of purpose set forth in
Section 11.01 of this Zoning Ordinance;
2) The proposed sign complies with any additional standards or conditions set
forth in Article XI of this ordinance;
3) The proposed sign will substantially enhance the architectural integrity of the
building or other structure to which it will be attached, if any; and
4) The proposed sign conforms with the design and appearance of nearby
structures and signs.
Notably, the introduction paragraph to Section 5.15(7) above states that “there shall be taken
into consideration the extent to which the following facts are established”. This implies that
the standards should be considered, but that demonstrated compliance with each standard is
not required. This is substantially different than how some other communities apply similar
standards. For example, some communities require that findings of fact be documented by the
ZBA that demonstrate that each standard has been met. Others allow a recommendation to be
based on the “cumulative weight” of the standards, with no single standard being prioritized or
controlling.
As a part of an upcoming Plan Commission public hearing process, it is expected that the
following policy questions, among others, will be discussed:
• Are there certain standards that are more important than others?
• Should certain standards be required to be met, while others remain considerations?
• Should all standards be required to be met?
• Are there any standards that you would consider inappropriate or difficult to apply,
given the characteristics of development in Lincolnwood?
• Are there additional standards that would be appropriate to adopt and apply?

ZBA Discussion
In order to provide perspective to the Plan Commission and Village Board as they consider
potential Text Amendments regarding the standards in Section 5.15(7), staff seeks feedback
from members of the ZBA to the following questions based on your experience in considering
requests for zoning Variations. These will be discussed during the workshop discussion on
December 15, 2021:
• Are there certain standards that are difficult to understand or apply to development in
the Village?
• Do you view certain standards as more important than others?
• Do you recall any specific cases that shed light on the challenge of applying the current
standards?
• What other factors should or shouldn’t be taken into account when considering a
Variation request?
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Requested Action
During the workshop discussion on December 15, 2021, staff will facilitate a discussion
regarding the current Variation standards and the discussion questions listed above. Staff
requests the ZBA’s participation in that discussion. Any feedback provided by the ZBA will be
forwarded to the Plan Commission and Village Board as part of the public hearing process
necessary to consider potential Text Amendments to Section 5.15(7) of the Zoning Code.
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