
 
 

VILLAGE OF LAKE BLUFF 
JOINT PLAN COMMISSION & ZONING BOARD OF APPEALS  

MEETING 
 

Wednesday, June 15, 2016 
Village Hall Board Room 
40 East Center Avenue 

7:00 P.M. 
 

A G E N D A 
 
1. Call to Order and Roll Call 
 

2. Non-Agenda Items and Visitors (Public Comment Time) 
The Joint Plan Commission & Zoning Board of Appeals Chair and Board Members allocate fifteen (15) minutes during this item for 
those individuals who would like the opportunity to address the Board on any matter not listed on the agenda. Each person addressing 
the Joint Plan Commission & Zoning Board of Appeals is asked to limit their comments to a maximum of three (3) minutes. 

 

3. A Public Hearing to Consider the Following: (i) a Text Amendment to the Village’s Zoning 
Regulations Establishing Regulations for Planned Mixed-Use Developments as a Special Use in the 
B Residence District (R-4), C Residence District (R-5) and Central Business District (CBD); (ii) a 
Special Use Permit for a Planned Mixed-Use Development to Permit the Construction and 
Maintenance of a 16 Unit Multi-Family Structure and Related Improvements (Development) at 120 E. 
Scranton Avenue (former PNC Bank Property); and (iii) Any Other Zoning Relief as Required to 
Construct and Maintain the Development at the Property 
 

4. A Public Hearing to Consider: (i) a Variation From the E-1 Residence District Minimum Lot Width 
Requirements of Section 10-5B-4 of the Zoning Code; (ii) a Variation From the Lot Frontage 
Requirements of Section 10-5-1 of the Zoning Code; and (iii) Any Other Zoning Relief as Required to 
Build a New House on the Property Located at 515 Cambridge Lane 
 

5. A Public Hearing to Consider the Following: (i) a Text Amendment to the Village’s Zoning 
Regulations to Allow the Construction, Operation and Maintenance of Electric Incline Tram Lift 
Systems on Bluffs as a Permitted or Special Use in Residence Zoning Districts; (ii) a Special Use 
Permit to Allow the Construction, Operation and Maintenance of an Electric Incline Tram Lift System 
on the Bluff Located at 611 Lansdowne Lane; and (iii) Any Other Zoning Relief as Required 
  

6. A Public Hearing (continued to July 20, 2016) to Consider the Following: (i) a Variation From the R-3 
Residence District Minimum Front Yard Setback Regulations of Section 10-5-3 of the Zoning Code; 
(ii) a Variation From the Required Front Yard Setback Impervious Surface Limitation Regulations of 
Section 10-5-7 of the Zoning Code; and (iii) Any Other Zoning Relief as Required to Construct an 
Attached Garage by Enclosing the Existing Car Port Located at 225 W. Center Avenue 
 

7. Commissioner’s Report  
 Regular PCZBA Meeting Scheduled for July 20, 2016  

 

8. Staff Report 
 

9. Adjournment 
 
 
 
The Village of Lake Bluff is subject to the requirements of the Americans with Disabilities Act of 1990.  Individuals with disabilities who 
plan to attend this meeting and who require certain accommodations in order to allow them to observe and/or participate in this 
meeting, or who have questions regarding the accessibility of the meeting or the facilities, are requested to contact R. Drew Irvin, 
Village Administrator, at (847) 234-0774 or TDD number (847) 234-2153 promptly to allow the Village of Lake Bluff to make reasonable 
accommodations. 



VILLAGE OF LAKE BLUFF 
 
Memorandum 
 
TO:   Chair Kraus and Members of the Joint Plan Commission & Zoning Board of Appeals 
   
FROM:  Brandon Stanick, Asst. to the Village Administrator 
 
DATE:  June 10, 2016 
 
SUBJECT:  Agenda Item #3: Public Hearing to Consider a Text Amendment Establishing Planned 

Mixed-Use Development Regulations and a Proposal to Redevelop the Property Located 
at 120 E. Scranton Avenue (former PNC Bank property) 

 
Summary and Background Information 
 
In May 2016 the Village received a zoning petition from The Roanoke Group (Petitioner) seeking:  
 

i. a text amendment to the Village’s Zoning Code establishing regulations for Planned Mixed-Use 
Developments (PMD) as a special use in the B Residence District (R-4), C Residence District (R-
5) and the Central Business District (CBD);  

ii. a special use permit for a PMD to permit the construction and maintenance of a 16 unit multi-
family structure and related improvements (Development) at 120 E. Scranton Avenue (former 
PNC Bank property); and  

iii. any other zoning relief as required to construct and maintain the Development at the Property.   
 
A public hearing for the PCZBA to consider the proposed draft PMD ordinance and the Development is 
scheduled for June 15, 2016 at 7:00 p.m. (Village Hall Board Room).  
 
Conceptual Development Plan  
The Petitioner’s application seeks approval to construct a planned development on a 0.76 (33,000 sq. ft.) 
parcel in Block Three of the Central Business District commonly known as the former PNC Bank property.  
The application proposes a three story, 16 unit multi-family building with the third story set back from the 
second story building wall and fully-enclosed grade level parking for 32 spaces.  The Development also 
proposes vehicular access off of Oak Avenue and Evanston Avenue with a permeable paver drive along 
the full length of the north side of the Property.  According to the overall site plan, no existing trees will 
remain.  Also, attached is a memorandum from Village Engineer Jeff Hansen dated June 8, 2016 
responding to the results of the Petitioner’s traffic study (by KLOA, Inc.) and stormwater requirements. 
A chart comparing the Development to the Village’s zoning regulations for CBD and R-4 Residence 
District is attached.  
 
Planned Mixed-Use Development Regulations 
Attached to this memorandum is a proposed draft ordinance amending the Village’s Zoning Code 
establishing a process and related regulations for the approval of PMDs prepared by Village legal counsel. 
Consistent with existing planned development regulations in the Village’s Zoning Code, the draft PMD 
regulations include: 
 
 



 General Provisions 
 Procedure 
 Standards and Conditions 
 Authority to Modify Regulations 
 Adjustments and Amendments to Approved Final Plans 
 Application Requirements.  

 
In summary, the draft PMD regulations include a two-phase review process with a required site plan 
review by the Architectural Board of Review following Final Plan approval considered by the PCZBA.  
As the PCZBA is aware, traditional use, bulk, space and yard regulations may be relaxed to achieve 
Village objectives including, but not limited to, creative approaches to mixed-use development of land 
through the planned development process.   
 
Recommendation 
Should the PCZBA want to further consider the Development, it is recommended they consider the 
Petitioner’s responses to the Text Amendment Guiding Principles (to consider the draft PMD regulations), 
as well as the following Standards and Conditions (Section 10-15-3) outlined in the draft PMD regulations 
(to consider conceptual development plan approval):  
 

1. Consistency with the Comprehensive Plan 
2. Public Welfare 
3. Land Uses 
4. Impact on Other Property 
5. Impact on Public Facilities and Resources 
6. Archaeological, Historical or Cultural Impact 
7. Parking and Traffic  
8. Landscaping, Open Space and Buffering 
9. Signage 
10. Ownership/Control Area 
11. Compliance with Subdivision Regulations and Plat Act 
12. Covenants and Restrictions to be Enforced by the Village 
13. Security and Site Control 
14. Integrated Design 
15. Beneficial Common Open Space 
16. Functional and Mechanical Features 
17. Vehicle Drives, Parking and Circulation 
18. Pedestrian and Bicycle Access and Circulation 
19. Lighting 
20. Surface Water Drainage 
21. Compliance with Tree Regulations 
22. Compliance with Watershed Development Ordinance 
23. Water and Sewer Service 

 
Attachments 

 Petitioner’s Application Materials;  
 Draft PMD Regulations;  
 Memorandum Dated June 8, 2016 from Village Engineer Jeff Hansen Concerning Traffic and 

Stormwater; 



 Zoning Analysis of the Proposed Block Three Redevelopment; and  
 Public Comment Regarding the Proposed Block Three Redevelopment and Future Downtown 

Redevelopment.  
 

If you should have any questions concerning the information provided in this memorandum please feel 
free to contact me at 847-283-6889. 



120 Scranton Ave    |   Submittal Package 
 



"New"

Tab Item Description Status Date

1

Subject Property Filed 5/16/2016

Applicant Filed 5/16/2016

Owner Filed 5/16/2016

Action Requested Filed 5/16/2016

Applicable Section (s) of Zoning Ord. Filed 5/16/2016

Narrative description of request Filed 5/16/2016

2

1.  General Standard
Describe how the proposed use will not adversely impact adjacent 

properties
Filed 5/16/2016

2.  No Interference with Surrounding Development
Describe how the proposed use will not hinder or interfere with the 

development or use of surrounding properties
Filed 5/16/2016

3.  Adequate Public Facilities

Describe how the proposed use will be served by streets, public utilities, 

police and fire, drainage, refuse disposal, parks, libraries and other 

public services.

Filed 5/16/2016

4.  No Traffic Congestion
Describe how the proposed use will not cause undue traffic and traffic 

congestion.
Filed 5/16/2016

5.  No Destruction of Significant Features
Describe how the proposed use will not destroy or damage natural, 

scenic or historic features
Filed 5/16/2016

3

1.  The consistency of the proposed amendment with the 

purposes of this title
Filed 5/16/2016

2.  The community need for the proposed amendment and any 

uses or development it would allow
Filed 5/16/2016

3.  The conformity of the proposed amendment with the 

village's comprehensive plan and zoning map, or the reasons 

justifying its lack of conformity

Filed 5/16/2016

4

4.01 Legal Description Filed 5/16/2016

4.02 Plat of Survey, Existing Conditions & Tentative Plat Filed 5/16/2016

4.03 Evidence of Title to Property Filed 5/16/2016

4.04 Scale site plan showing building locations and dimensions Filed 5/16/2016

4.05 Scaled Elevations Filed 6/3/2016

Other: 5/16/2016

4.06 Traffic Study Filed 5/16/2016

4.07 Preliminary Engineering & Stormwater Report Filed 5/16/2016

4.08 Construction Sequence & Information Filed 5/16/2016

4.09 Governance Structure Filed 5/16/2016

5

5.01 Landscape Plan Staff Request In Progress

5.02 Fiscal Impact Analysis Staff Request Filed 6/8/2016

5.03 Characteristics Narrative Staff Request In Progress

5.04 Height Exhibit Staff Request In Progress

TBD
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Applicable Section(s) of the Zoning Ordinance: 

 

The Applicant has requested a text amendment to provide for a Planned Mixed Development 

(PMD) as a special use in the CBD District and the R-4 District.  If the text amendment is 

approved, the PMD text amendment will be the applicable section of the Zoning Ordinance. 

 

Narrative description of request: 

 

The 0.759-acre subject property consists of five lots, bounded by Scranton Avenue on the south, 

Oak Avenue on the west, Evanston Avenue on the east and four single family homes on the 

north.  The westerly three lots are located in the CBD District, and the easterly two lots are 

located in the R-4 District.  The southwest portion of the property is currently improved with a 

one-story vacant bank building with an area of 3,910 square feet.  The remainder of the property 

was used for parking.  The existing building will be razed if the Applicant’s development 

proposal is approved. 

 

Under current zoning, the R-4 portion of the property could be improved with a large single-

family residence of almost 5,000 square feet.  The portion of the property in the CBD District 

could be improved with a two-story 22,500 square foot building with retail and service uses on 

the first floor and 10 apartments on the second floor. 

 

The Applicant proposes to develop a three-story condominium building with 16 units, ranging in 

size from 1,880 to 3,050 square feet.  Each unit will have two indoor parking spaces.   
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Standards for Special Use Permits: 

 

1.  General Standard: Describe how the proposed use will not adversely impact 

adjacent properties. 

 

The project will be constructed with the high quality materials recommended by Teska 

Associates Inc. in the 1998 CBD Planning Study.  The architecture of the proposed 

building was inspired by Stanley Anderson, who designed many historic homes in Lake 

Forest and Lake Bluff.  The influence of Anderson’s style on the architecture of the 

proposed building will provide a tasteful transition between the single-family homes to 

the north and east of the subject property and the retail and institutional uses to the south 

and west. 

 

2.  No Interference with Surrounding Development: Describe how the proposed use 

will not hinder or interfere with the development or use of surrounding properties. 

 

The subject property is located in one of the two underdeveloped lots in the CBD.  The 

proposed development will provide a redevelopment of a vacant site with a use that will 

add vitality to the Village’s downtown.  In addition, the third floor of the proposed 

building will be set back on all sides to minimize its visual impact on surrounding 

properties.  Finally, the short construction schedule for the project will minimize 

inconvenience of neighboring residents.  (See the Construction Schedule) 

 

3.  Adequate Public Facilities: Describe how the proposed use will be served by 

streets, public utilities, police and fire service, drainage, refuse disposal, parks, 

libraries and other public services. 

 

There are adequate public utilities in proximity to the subject property to provide 

necessary service.  Access to the site will be over a private alley that will be maintained 

by the owners’ association; each unit will have two indoor parking spaces.  Trash 

receptacles will be stored inside the garage.  There will be minimal impact on schools as 

the development will generate only 3.6 elementary school students and one high school 

student, based on the formula in the Village Code.  The formula also projects there will 

be 29.4 adults generated by the development, which means there will be minimal impact 

on the park district.  Because of the development will have only 16 dwelling units, there 

will be minimal impact on other public services. 

 

4.  No Traffic Congestion:  Describe how the proposed use will not cause undue 

traffic and congestion. 

 

The proposed development will generate 70% less traffic than the previous bank use.  

The traffic study estimates that the development will generate 12 trips in the morning 

peak hour and 13 trips in the evening peak hour.  After the project is fully occupied, the 

nearest intersection will continue to operate at the highest level of service (A) during 

peak hours.  The project is expected to attract transitional buyers who want to live on a 
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single floor with walkable access to restaurants and retail.  All parking for residents of the 

building will be accessed over a private alley that will be maintained by the owners’ 

association.  

 

5.  No Destruction of Significant Features: Describe how the proposed use will not 

destroy or damage natural, scenic or historic features. 

 

There are no significant features on the subject property.  The existing, vacant bank 

building is not architecturally significant.  The shuttered bank building and the related 

drive through facility and unsightly parking lot will be replaced with a high quality, brick 

building inspired by the architecture of Stanley Anderson.  The third story of the building 

will set back on all four sides to minimize the visual appearance from adjoining streets 

and properties.  Finally, the landscaping proposed for the project will enhance adjoining 

sidewalks and parkways.  The landscaping at the northwest corner of Scranton and 

Evanston will be enhanced to provide a buffer, which will include the planting of a 

“specimen” tree. 
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Text Amendment Guiding Principles: 

 

1.  The consistency of the proposed amendment with the purposes of this title: 
 

The purpose of Title 10 of the Village Code (Zoning Regulations) is the promotion of the 

public safety, health, convenience, comfort, morals, prosperity and general welfare.  The 

text amendment will allow the Applicant to construct a condominium development that is 

not permitted under the current Zoning Ordinance. The proposed development will 

satisfy the purpose of the Zoning Ordinance in that it will provide a housing option that is 

not otherwise available in this part of the downtown area.   The condominium units will 

have pedestrian access to the restaurants and other downtown businesses as well as the 

Metra station.  The quality of the architecture and building materials will be in keeping 

with the Village’s upscale character. The proposed use will provide a transition from 

single-family residential uses north and east of the subject property to the business and 

civic uses located south and west within the downtown area. 

 

2.  The community need for the proposed amendment and any uses it would allow: 
 

There are limited options for condominium living in the Village’s Central Business 

District.  The proposed development will provide 16 units for new residents looking for 

this type of housing as well as for existing residents who would like to downsize and be 

close to restaurants, shopping and public transportation. 

 

3.  The conformity of the proposed amendment with the village’s comprehensive 

plan and zoning map, or the reasons justifying its lack of conformity. 

 

More than one-half of the subject property is located in the CBD District, which is where 

housing density should be located in order to support local businesses.  In fact, one of the 

policies (H3-2) of the 1997 Comprehensive Plan is to “Encourage the development of 

multi-family housing options within the Central Business District.”   As recommended in 

the Comprehensive Plan, the Village commissioned a study of the Central Business 

District.  The Study identified “Apartments/Condos free standing” as one of the “most 

appropriate” uses in the CBD.     
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Legal Description:   
 

Lots 1, 2, 3, 4 and 5 in Block 44 in North Addition to Lake Bluff in the North Fractional Section 

21, Township 44 North, Range 12, East of the Third Principal Meridian, according to the plat 

thereof recorded May 6, 1886, as Document 33760 in Book “A” of Plats, page 57, in Lake 

County, Illinois. 

 

Permanent Index Nos.:   

 

   12-21-111-006-0000 

   12-21-111-007-0000 

   12-21-111-008-0000 

   12-21-111-009-0000 

   12-21-111-010-0000 

 

Property Address: 120 E. Scranton Road, Lake Bluff, Illinois 60044 

 

 Vesting Deed: Special Warranty Deed from The Northern Trust Company to PNC Bank, 

National Association dated October 27, 2009, and recorded October 29, 2009 in the Lake County, 

Illinois Recorder’s Office as Imagine #045431740004, File #6536708. 

 



 

 

4.02  Plat of Survey, Existing Conditions  

and Tentative Plat 

  









 

 

4.03  Evidence of Title to Property  

(Special Warranty Deed) 

  













 

 

4.04  Site Plan 

(Showing building location and dimensions) 

  





 

 

4.05 Scaled Elevations 
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4.06  Traffic Study 

  



Key Findings from Traffic Impact Study 
120 E. Scranton Avenue Condominiums 

Lake Bluff, IL 
 

• Project Traffic Generation Estimate from 16 Units 
o Morning Peak Hour – 2 In, 10 Out 
o Evening Peak Hour – 9 In, 4 Out 
o Daily (24-Hour) – 65 In, 65 Out  
o Represents a conservative traffic estimate based on buyer profile and assumption that all 

residents drive and do not utilize Metra   

• Traffic Generation Estimate for Existing Use per Zoning (Bank & Single-Family Home) 
o Morning Peak Hour – 17 In, 12 Out 
o Evening Peak Hour – 21 In, 22 Out 
o Daily (24-Hour) – 214 In, 214 Out 

• Proposed project would generate 50% less peak hour traffic than existing use 

• Proposed project would generate 70% less daily (24-hour) traffic than existing use 

• Traffic counts completed Thursday, May 5, 2016 

• Intersection at four corners of project block all currently operate at highest Level of Service 
(A) during peak hours 

• With project, all intersection at four corners of project block will continue to operate at 
highest Level of Service (A) during peak hours under current traffic controls 

• Resulting traffic impact from project is minimal 

• Project will provide 2 off-street parking spaces per unit per Village Code (32 total spaces) 

• Guest parking will be on the street where ample parking is available 

• Site access will be provided from a driveway on Oak Ave. and a driveway on Evanston Ave., 
both at the north corners of the property 

• Existing bank drive-up exit drive on Oak Ave will be closed 

• Two existing site access driveways on E. Scranton Ave. will be closed and replaced with 2 
new parking spaces on the street, thereby eliminating mid-block conflicts 

• Potential two-way reorientation of Oak Ave will improve local circulation and site access 
with negligible impacts on traffic operations  
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1. 
Introduction 
 
 
This report presents the methodologies, findings, and recommendations of a Traffic Impact 
Study conducted by Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA, Inc.) for a proposed 
residential development at 120 E. Scranton Avenue in Lake Bluff, Illinois. The 0.76-acre site 
currently consists of five lots. The westerly three lots are within the Central Business District 
(CBD) zoning district and presently contain a vacant bank building with three drive-in lanes and 
adjoining 23-space parking lot. The easterly two lots are in the B Residence District (R-4) zoning 
district and presently contain a 15-space parking lot that supported the former bank.  
 
The five-lot site is proposed to be redeveloped with 16 condominium units located within two 
three-story buildings, each supported by eight two-space ground-level parking garages (16 total 
parking spaces). Vehicular access to the parking garages will be provided from an east-west 
driveway that will extend across the north side of the site from Oak Avenue to Evanston Avenue. 
The site plan for the development is contained in the Appendix of this report. 
   
Figure 1 shows the site location with respect to the area street system. Figure 2 shows an aerial 
view of the site area.  
 
The purpose of this study was to (1) examine existing traffic conditions in the vicinity of the site, 
(2) assess the impact that the proposed development would have on traffic and parking 
conditions in the area, (3) review site circulation, (4) evaluate site parking supply and demand, 
and (5) determine any street or access improvements necessary to accommodate the project.  
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Figure 1 

Site Location 
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Figure 2 

Aerial View of Site Area 
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2. 
Existing Conditions 
 
 
Transportation conditions in the vicinity of the site were inventoried to obtain a database for 
projecting future conditions. Four general components of existing conditions were considered: 
(1) the geographical location of the site, (2) the characteristics of the area street system, (3) 
existing traffic, pedestrian and bicycle volumes, and (4) public transportation. 

Site Location 
The proposed development is located on a 0.76-acre site at 120 E. Scranton Avenue, which is on 
the north side of E. Scranton Avenue between Oak Avenue and Evanston Avenue. The site 
presently contains a vacant, one-story, approximately 3,900-square foot building most recently 
occupied by PNC Bank. Land uses surrounding the site include single- and multi-family 
residential buildings, commercial businesses, and the Lake Bluff Public Library. 

Street System Characteristics 
The principal streets serving the site are E. Scranton Avenue, Oak Avenue, Evanston Avenue, 
and E. North Avenue, all of which are under the jurisdiction of the Village of Lake Bluff. A 
description of these streets follows.  
 
E. Scranton Avenue is an east-west street that extends from Sheridan Road east to Sunrise 
Avenue. It is classified by the Village as a local street to the east of E. Center Avenue. Adjacent 
to the site, E. Scranton Avenue is 35 feet wide with a two-lane cross-section and an 80-foot 
right-of-way. There is a parallel parking lane on both sides of the street with two-hour parking 
regulations in effect from 7:00 A.M. to 7:00 P.M. The posted speed limit on E. Scranton Avenue 
is 20 miles per hour (mph) and there are sidewalks along both sides of the street.  
 
Oak Avenue is a local, north-south street that extends from E. North Avenue south to E. Center 
Avenue and is oriented in a one-way southbound direction. Oak Avenue is 23 feet wide with a 
65-foot right-of-way. There is a sidewalk along the east side of the street. Parallel parking is 
permitted on the west side of the street but prohibited on the east side. The intersection of Oak 
Avenue and E. Scranton Avenue is under stop sign control on Oak Avenue and there are parallel-
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line crosswalks on all approaches of the intersection. Oak Avenue has a posted speed limit of 25 
mph. 
 
Evanston Avenue is a north-south street that extends from E. Blodgett Avenue south to E. 
Sheridan Place and is classified by the Village as a collector street. Adjacent to the site, Evanston 
Avenue is 23 feet wide with a two-lane cross-section and a 65-foot right-of-way. Parking is 
prohibited at all times on both sides of the street. The intersection of Evanston Avenue and E. 
Scranton Avenue is under all-way stop sign control and there are parallel-line crosswalks on all 
approaches of the intersection. Evanston Avenue has a posted speed limit of 25 mph. 
 
E. North Avenue is an east-west, two-lane local street that extends from Sheridan Road east to 
Maple Avenue. E. North Avenue is 23 feet wide within an 80-foot right-of-way, and there are 
sidewalks along both sides of the street. Two-hour parallel parking is permitted along the south 
side of E. North Avenue. Parking is prohibited on the north side of the street. The intersection of 
E. North Avenue with Evanston Avenue is under all-way stop sign control and there is a parallel-
line crosswalk on the south approach of Evanston Avenue. The intersection of E. North Avenue 
with Oak Avenue is uncontrolled and there are no crosswalks at the intersection. The posted 
speed limit on E. North Avenue is 25 mph. 
 
The existing street system characteristics are shown in Figure 3, including lane configurations, 
traffic controls and parking regulations.  

Existing Traffic, Pedestrian and Bicycle Volumes  
Traffic, pedestrian and bicycle counts were conducted by KLOA, Inc. at the intersections listed 
below on Thursday, May 5, 2016 during the morning (7:00 to 9:00 A.M.) and afternoon (4:00 to 
6:00 P.M.) periods that coincide with the typical commuter rush hours. 

• E. Scranton Avenue / Oak Avenue 
• E. Scranton Avenue / Evanston Avenue  
• E. North Avenue / Oak Avenue 
• E. North Avenue / Evanston Avenue 

 
The traffic count data indicates that the weekday morning peak hour occurs from 7:30 to 8:30 
A.M. and the weekday afternoon peak hour occurs from 4:15 to 5:15 P.M. The existing weekday 
morning and afternoon peak-hour traffic volumes are shown in Figure 4. The morning and 
afternoon peak hour pedestrian and bicycle volumes are shown in Figure 5. Summaries of the 
traffic, pedestrian and bicycle count data are contained in the Appendix of this report.  
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Public Transportation and Bicycle Paths 
Accessibility to and from the site is greatly enhanced by its proximity to the Lake Bluff Metra 
commuter rail station and the Robert McClory Bike Path. 
 
Metra commuter rail service is provided at the Lake Bluff Metra Station two blocks west of the 
site. The station is served by the Union Pacific North Line, which offers daily service between 
Kenosha and Chicago. Metra service at the Lake Bluff station generally operates between 4:28 
A.M. and 1:36 A.M. on weekdays, between 5:10 A.M. and 1:36 A.M. on Saturdays, and between 
7:21 A.M. and 1:36 A.M. on Sundays. 
 
The Robert McClory Bike Path is located between Sheridan Road and the Union Pacific Railroad 
approximately two blocks west of the site. The bike path extends south to Highland Park where it 
continues to Wilmette as the Green Bay Bike Trail, and extends north into Wisconsin where it 
continues another 18.6 miles as the Kenosha County Bike Trail. Just south of W. Scranton 
Avenue, the bike trail connects with the North Shore Bike Path, which parallels IL 176 and 
connects with the Skokie Valley Trail and the 56-mile Des Plaines River Trail.  
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3. 

Traffic Characteristics of 120 E. Scranton Ave Condos 
 
 
To determine the traffic impact of the proposed residential development on the area street 
system, it was necessary to understand the site access system, determine the directions from 
which traffic would approach and depart the site, and estimate the number of peak-hour vehicle 
trips that would be generated by the development. 

Site Access 
The site is currently accessed from four driveways, two on E. Scranton Avenue and two on Oak 
Avenue. The proposed development plan for the 120 E. Scranton Avenue Condominium project 
includes the closing of the two driveways on E. Scranton Avenue and the southern driveway on 
Oak Avenue that formerly served as the exit for the bank drive-in lanes. The development plan 
envisions vehicular access to the condominium’s ground-level parking garages being provided 
from a 22-foot wide two-way private driveway that will extend across the north side of the site 
from Oak Avenue to Evanston Avenue, allowing site traffic to enter and exit the development 
from either street. The location of the driveway on Oak Avenue will be in the approximately 
location of the existing northern driveway that served the bank.  
 
With the street system in its current configuration, site traffic would be able to turn left or right 
to enter and exit the site on Evanston Avenue, but could only turn left to enter and exit the site on 
Oak Avenue due to the one-way southbound orientation of the street. To eliminate these site 
access limitations and improve traffic circulation in the area, The Roanoke Group would like the 
Village to consider converting the one-way segment of Oak Avenue between E. North Avenue 
and E. Scranton Avenue to two-way travel. The subsequent traffic analysis in this report 
evaluates traffic conditions with and without the two-way conversion of Oak Avenue.  

Directional Distribution of Site Traffic 
The directions from which traffic will approach and depart the site are a function of several 
variables, including the location of the regional highways and arterial streets (i.e., I-94, US 41, 
IL 176, Sheridan Road), the orientation of the local street system (i.e., one-way streets), and the 
ease with which motorists can travel over various sections of the street system without 
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encountering congestion. Based on the above as well as current traffic patterns in the area, the 
directional distribution of site-generated traffic was estimated and is shown in Figure 6. Once 
motorists arrive into the downtown area of Lake Bluff from these regional roadways, they have 
multiple options for reaching the site, including W. Scranton Avenue, Sheridan Road, E. 
Scranton Avenue, E. Center Avenue, Evanston Avenue, E. North Avenue, and Oak Avenue.   

Site Traffic Generation 
The volume of traffic generated by a development is based on the type of land use and the size of 
the development, with consideration given to the availability of public transportation. The United 
States Census Bureau conducts surveys of numerous demographic, social, economic and housing 
characteristics including commuting modes. Table 1 shows travel mode data for workers aged 
16 and older that reside within the Census Tract Block Group bounded by E. Blodgett Avenue on 
the north, Moffett Road on the east, E. Center Avenue on the south, and Sheridan Road on the 
west, which falls within a ½-mile transit shed of the Lake Bluff Metra Station. As shown, 24 
percent of working Lake Bluff residents residing within this transit shed travel to work by means 
other than by private vehicle, and another four percent work at home.     
 
 
Table 1 
PUBLIC TRANSPORTATION USAGE IN VICINITY OF SITE1 

 
 

Area 

Workers 
Aged 16 
& Older 

Travel by Car, 
Truck, Van, 
Motorcycle2  

Travel by 
Public 

Transportation3 

Travel by 
Walking or 

Biking 

Work  
at  

Home 
Census Tract 8633,  
Block Group 1 

432 
 

311 
(72%) 

94 
(22%) 

11 
(2%) 

16 
(4%) 

1 Source: U.S. Census Bureau 2010-2014 American Community Survey 5-Year Estimates - Census Tract 8633 Block Group 1 
2 Includes travel by other non-defined modes 

3 All modes of public transportation including Metra, CTA rapid transit, CTA bus and Pace bus. 
 

 

The number of vehicle trips estimated to be generated by the proposed 120 E. Scranton Avenue 
development is shown in Table 2 and was based on trip generation rates published in the 
Institute of Transportation Engineers’ Trip Generation Manual, 9th Edition, 2012. Approximately 
12 to 13 new vehicle trips are estimated to be added to the street system during the weekday 
morning and afternoon peak hours, respectively. Over a 24-hour period, approximately 130 
vehicle trips are estimated to be added to the street system on a typical weekday. In order to 
provide the most conservative analysis, it was assumed that all residents of the proposed 
development will drive. As such, the trip generation estimate for the development was not 
reduced to reflect travel by public transit or non-motorized means.  
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Table 2 
SITE GENERATED TRAFFIC VOLUMES 
 Number of Vehicle Trips1 
 A.M. Peak Hour  P.M. Peak Hour  Daily Two-Way 
Land Use Density In Out Total  In Out Total  In Out Total 
Condominiums 16 units 2 10 12  9 4 13  65 65 130 
1 Based on Trip Generation Manual, 9th Edition, Institute of Transportation Engineers, 2012 for Land Use Code 230 –  
  Condominiums/Townhouses 

 
 
Trip Generation Comparison 
Under current zoning, the five lot site could be redeveloped with a commercial use on the 
westerly three lots that contain the vacant bank building and a single family home on the easterly 
two lots. The commercial use could be a bank that makes use of the existing vacant bank 
building or potentially could be a different commercial use(s) in a new building that would 
replace the existing bank building.    
 
Table 3 shows a comparison of the projected weekday peak hour and daily (24-hour) trip 
generation between the proposed 16-unit condominium development and the potential 
redevelopment of the site under current zoning, which was assumed to include the re-use of the 
existing 3,901-square foot bank building (with three drive-in lanes) as a bank and a single family 
home on the eastern end of the site. Since the existing bank building is currently vacant, the 
comparison is based on ITE trip generation rates and on local area bank traffic surveys 
performed in the past by KLOA, Inc. 
 
As shown in Table 3, during the weekday peak hours, the proposed condominium development 
is projected to generate less than one-half of the volume of traffic that would be generated by re-
use of the current bank building as a bank together with a single-family home. Over a 24-hour 
period, on a typical weekday, the proposed condominium development is projected to generate 
approximately one-third of the combined traffic volume of the bank and single-family home.     

Site Traffic Assignment 
The peak-hour traffic volumes projected to be generated by the proposed 120 E. Scranton 
Avenue condominium development were assigned to the area street system based on the 
directional distribution shown in Figure 6. Two site traffic assignments were performed. Figure 
7 shows the assignment of the site-generated peak hour traffic volumes with the street system in 
its current configuration. Figure 8 shows the assignment of the site-generated peak hour traffic 
volumes with the conversion of Oak Avenue to two-way flow between E. North Avenue and E. 
Scranton Avenue.   
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Table 3 
TRIP GENERATION COMPARISON 
 Number of Vehicle Trips 
 A.M. Peak Hour  P.M. Peak Hour  Daily Two-Way 
Land Use Density In Out Total  In Out Total  In Out Total 

Proposed Use             
Proposed 
Condominiums1 16 units 2 10 12  9 4 13  65 65 130 

             
Potential Uses under Current Zoning           
Existing Bank2,3 3,901 sf / 

3 drive-in lanes 17 11 28  20 22 42  209 209 418 

Single-Family Home4 1 unit 0 1 1  1 0 1  5 5 10 
Total 17 12 29  21 22 43  214 214 428 

            
Difference (15) (2) (17)  (12) (18) (30)  (149) (149) (298) 

1 Based on Trip Generation Manual, 9th Edition, ITE, 2012 for Land Use Code 230 – Condominiums/Townhouses 
2 A.M. Peak Hour and Daily trip generation based on Trip Generation Manual, 9th Edition, ITE, 2012 for Land Use Code 912 –  
  Drive-In Bank 
3  P.M. Peak Hour trip generation based on KLOA, Inc. surveys local area banks 
4 Based on Trip Generation Manual, 9th Edition, ITE, 2012 for Land Use Code 210 – Single-Family Detached Housing 
 
 



SITE

N

NOT  TO  SCALE

O
N

E
-

W
A

Y

A
V

E
N

U
E

E
V

A
N

S
T

O
N

A
V

E
N

U
E

O
A

K

AVENUE

E. SCRANTON

AVENUE

E. NORTH

ACCESS DRIVE

LEGEND

00

(00)

- AM PEAK HOUR (7:30-8:30 AM)

- PM PEAK HOUR (4:15-5:15 PM)

- PROPOSED ACCESS DRIVE

Figure:  7

PROJECT: TITLE:

Job No: 16-125
Lake Bluff, Illinois

120 E. Scranton Avenue

2 (1)

0 (2)

2
 
(1
)

4 (2)

0
 
(2
)

2 (1)

4 (1)

2
 
(7
)

1
 
(4
)

2
 
(1
)

2
 
(0
)

2 (1)

1 (3)

2
 
(1
)

2
 
(1
)

1 (3)

with Existing Street System

Site-Generated Traffic Volumes

15



SITE

N

NOT  TO  SCALE

O
N

E
-

W
A

Y

A
V

E
N

U
E

E
V

A
N

S
T

O
N

A
V

E
N

U
E

O
A

K

AVENUE

E. SCRANTON

AVENUE

E. NORTH

ACCESS DRIVE

LEGEND

00

(00)

- AM PEAK HOUR (7:30-8:30 AM)

- PM PEAK HOUR (4:15-5:15 PM)

- PROPOSED ACCESS DRIVE

Figure:  8

PROJECT: TITLE:

Job No: 16-125
Lake Bluff, Illinois

120 E. Scranton Avenue

2 (1)

0 (2)
2
 
(1
)

2 (1)

4 (2)

0
 
(2
)

1
 
(3
)

4 (1)

1
 
(4
)

1
 
(4
)

2
 
(1
)

2
 
(0
)

2 (1)

1 (3)

2
 
(1
)

2
 
(1
)

with Oak Avenue Two-Way Conversion

Site-Generated Traffic Volumes

16



 

120 E. Scranton Avenue Condominiums                                      17                    
Traffic Impact Study    
 

 
 
 
 
 
 

4. 

Total Projected Traffic Conditions 
 
 
The peak hour traffic volumes generated by the proposed 120 E. Scranton Avenue 
Condominiums (Figures 7 and 8) were combined with the existing traffic volumes (Figure 4) to 
determine the total projected peak-hour traffic volumes upon completion of the development. 
Figure 9 shows the total projected traffic volumes with the street system in its current 
configuration. Figure 10 shows the total projected traffic volumes with the conversion of Oak 
Avenue to two-way flow between E. North Avenue and E. Scranton Avenue. 
   
The total projected traffic volumes reflect a traffic growth factor of one percent per year in 
consideration of potential ambient growth in through traffic along E. Scranton Avenue to the 
year 2018, which is the anticipated buildout year of the 120 E. Scranton Avenue Condominium 
project.  
 



SITE

N

NOT  TO  SCALE

O
N

E
-

W
A

Y

A
V

E
N

U
E

E
V

A
N

S
T

O
N

A
V

E
N

U
E

O
A

K

AVENUE

E. SCRANTON

AVENUE

E. NORTH

ACCESS DRIVE

LEGEND

00

(00)

- AM PEAK HOUR (7:30-8:30 AM)

- PM PEAK HOUR (4:15-5:15 PM)

- PROPOSED ACCESS DRIVE

PROJECT: TITLE:

Job No: 16-125

1
6
 
(2

1
)

3
0
 
(2

2
)

13 (11)

Lake Bluff, Illinois

120 E. Scranton Avenue

4
5
 
(3

4
)

2
5
 
(2

4
)

4
0
 
(2

8
)

18 (16)

39 (29)

27 (33)

18 (36)

54 (47)

29 (10)

21 (22)

1
2
 
(1

3
)

Figure:  9

9 (12)

3 (3)

0
 
(2
)

4 (2)

0
 
(0
)

3 (4)

3 (5)

0 (3)

16 (7)

5 (9)

3
 
(2
)

0
 
(0
)

9
 
(4
)

1
0
 
(6
)

2 (1)

4 (1)

2
 
(7
)

6
 
(9
)

1
 
(3
)

1 (2)

6 (3)

6 (11)

5 (11)

1
4
 
(9
)

5
 
(7
)

3 (6)

3
 
(4
)

1
3
 
(9
)

0
 
(0
)

with Existing Street System

Total Projected Traffic Volumes

2
4
 
(3

5
)

18



SITE

N

NOT  TO  SCALE

O
N

E
-

W
A

Y

A
V

E
N

U
E

E
V

A
N

S
T

O
N

A
V

E
N

U
E

O
A

K

AVENUE

E. SCRANTON

AVENUE

E. NORTH

ACCESS DRIVE

LEGEND

00

(00)

- AM PEAK HOUR (7:30-8:30 AM)

- PM PEAK HOUR (4:15-5:15 PM)

- PROPOSED ACCESS DRIVE

PROJECT: TITLE:

Job No: 16-125

1
6
 
(2

1
)

3
0
 
(2

2
)

13 (11)

Lake Bluff, Illinois

120 E. Scranton Avenue

4
3
 
(3

2
)

2
5
 
(2

4
)

4
0
 
(2

8
)

18 (16)

39 (30)

24 (28)

18 (36)

54 (47)

21 (22)

Figure:  10

27 (9)

3 (3)

6 (8)

2
 
(2
)

2
 
(2
)

2 (1)

4 (2)

9
 
(9
)

0
 
(2
)

2
 
(3
)

1
 
(3
)

0
 
(0
)

1
 
(4
)

0 (0)

4 (1)

9 (9)

0 (1)

3 (6)

3
 
(4
)

1
3
 
(9
)

0
 
(0
)

1 (1)

6 (3)

3 (6)

5 (11)

1
 
(3
)

6
 
(9
)

1
4
 
(9
)

5
 
(7
)

0 (3)

16 (7)

5 (9)

3 (4)

3 (5)

3
 
(2
)

0
 
(0
)

7
 
(2
)

1
0
 
(6
)

with Oak Avenue Two-Way Conversion

Total Projected Traffic Volumes

2
4
 
(3

5
)

19



 

120 E. Scranton Avenue Condominiums                                      20                    
Traffic Impact Study    
 

 
 
 
 
 
 

5. 

Traffic Analysis 
 
 
Capacity analyses were performed for the intersections of E. Scranton Avenue and E. North 
Avenue with Oak Avenue and Evanston Avenue to determine the operation of the existing street 
system, evaluate the incremental impact of the proposed condominium development, and 
determine the ability of street system to accommodate future traffic demands. Analyses were 
performed for the following weekday morning and afternoon peak hour traffic conditions: 

1. Existing traffic conditions 

2. Total projected traffic conditions with existing street system configuration 

3. Total projected traffic conditions with two-way conversion of Oak Avenue 
 
The capacity analyses were accomplished using HCS2010 computer software, which is based on 
the methodologies outlined in the Transportation Research Board’s Highway Capacity Manual 
2010. The methodologies utilize traffic controls, traffic volumes, and other characteristics to 
determine the average control delay, levels of service, and vehicle queuing at an intersection.  

 
The ability of an intersection to accommodate traffic flow is expressed in terms of level of 
service, which is a qualitative term developed to express intersection operating conditions. Alpha 
designations from A to F are assigned based on the average control delay experienced by 
vehicles passing through the intersection. Control delay is that portion of the total delay 
attributed to the traffic signal or stop sign control operation, and includes initial deceleration 
delay, queue move-up time, stopped delay, and final acceleration delay until resumption of free 
flow speed. Level of Service A is the highest grade (best traffic flow, least delays), Level of 
Service E represents saturated or at-capacity conditions, and Level of Service F is the lowest 
grade (oversaturated conditions, extensive delays). Typically, Level of Service D is the lowest 
acceptable grade for peak-hour conditions in a suburban environment such as Lake Bluff.  
 
For all-way stop controlled (AWSC) intersections, an intersection level of service is calculated 
based on the weighted average of the delay on each of the approaches to the intersection. For 
two-way stop controlled (TWSC) intersections, levels of service are only calculated for the 
approaches controlled by a stop sign (not for the intersection as a whole). Level of service F at 
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TWSC intersections occurs when there are not enough suitable gaps in the flow of traffic on the 
major (uncontrolled) street to allow minor-street traffic to safely enter the major street flow or 
cross the major street.  
 
The Highway Capacity Manual criteria for levels of service and the corresponding control delay 
for unsignalized intersections are shown in Table 4. Table 5 summarizes the results of the traffic 
analyses for the existing and total projected weekday morning and afternoon peak hour 
conditions. The capacity analysis worksheets are included in the Appendix of this report. 
 
The capacity analysis results shown in Table 5 indicate that the traffic impact of the 120 E. 
Scranton Avenue Condominiums development is minimal. All of the study area intersection 
presently operate at the very good level of service (LOS) of A in the morning and afternoon peak 
hours, and will continue to operate at the same level of service upon occupancy of the 120 E. 
Scranton Avenue Condominium project with minimal increases in average vehicle delay. 
 
In addition, the intersections of the site access driveways with Evanston Avenue and Oak 
Avenue with also operate at level of service A under total projected conditions.  
 
 
 
Table 4 
LEVEL OF SERVICE CRITERIA – UNSIGNALIZED INTERSECTIONS 

 
Level of Service 

Average Control Delay  
(seconds per vehicle) 

A 0-10 

B >10-15 

C >15-25 

D >25-35 

E >35-50 
F >50 

Source: Highway Capacity Manual, 2010. 

 
 
 
 
 
 
 
 
 



Table 5 
SUMMARY OF INTERSECTION CAPACITY ANALYSIS  

  
Existing Conditions 

 Total Projected Conditions 
(w/ Existing Street System) 

 Total Projected Conditions 
(w/ Oak Ave Two-Way Conversion) 

AM 
Peak Hour 

 PM 
Peak Hour 

AM  
Peak Hour 

 PM 
Peak Hour 

 AM  
Peak Hour 

 PM 
Peak Hour 

Intersection LOS Delay  LOS Delay  LOS Delay  LOS Delay  LOS Delay  LOS Delay 

Unsignalized Intersections / Critical Movements 

E. Scranton Ave / Evanston Ave1 A 7.3  A 7.2  A 7.3  A 7.2  A 7.3  A 7.2 

E. North Ave / Evanston Ave1 A 7.1  A 7.1  A 7.1  A 7.1  A 7.1  A 7.1 

E. Scranton Ave / Oak Ave2                  
• Eastbound Left-Turn n/a n/a  n/a n/a  n/a n/a  n/a n/a  A 7.3  A 7.3 
• Westbound Left-Turn A 7.3  A 7.3  A 7.3  A 7.3  A 7.3  A 7.3 
• Southbound Approach A 9.6  A 9.4  A 9.6  A 9.4  A 9.6  A 9.5 

E. North Ave / Oak Ave2                  
• Westbound Left-Turn A 7.3  A 7.3  A 7.3  A 7.3  A 7.3  A 7.3 
• Northbound Approach n/a n/a  n/a n/a  n/a n/a  n/a n/a  A 8.6  A 8.6 

Evanston Ave / Site Access Dr2                  
• Eastbound Approach n/a n/a  n/a n/a  A 8.6  A 8.7  A 8.4  A 8.5 
• Northbound Left-Turn n/a n/a  n/a n/a  A 7.2  A 7.3  A 7.2  A 7.3 

Oak Ave / Site Access Dr2                  
• Westbound Approach n/a n/a  n/a n/a  A 5.8  A 6.4  A 8.5  A 8.5 
• Southbound Approach n/a n/a  n/a n/a  n/a n/a  n/a n/a  A 7.2  A 7.2 

Note:  LOS=Level of Service; Delay is measured in seconds.  n/a – not applicable. 
1 All-way Stop Control 
2 Two-way Stop Control 
 

22
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6. 

Parking Supply  
 
 
The 120 E. Scranton Avenue Condominiums development will provide a total of 32 off-street 
parking spaces in ground-level parking garages. These parking spaces will be enclosed and 
accessible to residents only. The resulting parking ratio for the project is 2.0 spaces per unit. The 
parking garages will be accessed from the proposed east-west driveway that will extend across 
the north side of the site from Oak Avenue to Evanston Avenue.  
 
By comparison, the former PNC Bank on the property provided 38 off-street parking spaces in a 
surface lot accessed from E. Scranton Avenue and Oak Avenue.  
 
The site is located within both the CBD and R-4 zoning districts. The Village of Lake Bluff 
Zoning Ordinance specifies that multi-family residential developments provide two off-street 
parking spaces per unit, as shown in Table 6. Thus, the proposed 32-space off-street parking 
supply satisfies the Zoning Ordinance parking requirement. 
 
 
Table 6 
ZONING ORDINANCE PARKING REQUIREMENTS  
Multiple-Family Dwelling Unit Density Parking Ratio Parking Spaces Required 

16 Units 2.0 spaces/unit 32 
 
 
Guest parking will occur on the street along E. Scranton Avenue. On the block between Oak 
Avenue and Evanston Avenue there are currently six parallel parking spaces along both the north 
and south sides of the street. The parking spaces on the north side of the street, and the four 
parking spaces in front of the Lake Bluff Public Library on the south side of the street, all have 
two-hour parking regulations from 7:00 A.M. to 7:00 P.M. The remaining two spaces in front of 
the single-family residences on the south side of the street are unregulated. The closure of the 
existing two site access driveways on E. Scranton Avenue will allow for the addition of two 
parking spaces on the north side of the street and an approximately 40-foot long loading zone at 
the center of the block between the two proposed condominium buildings.  
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7. 
Conclusions and Recommendations  
 
 
Based on the 120 E. Scranton Avenue Condominiums development plan and the preceding 
Traffic Impact Study, the following conclusions and recommendations are made: 

1. The site is ideally situated within a short two- block walking distance of the Village of Lake 
Bluff’s downtown commercial district and Metra Station, which will effectively lower the 
traffic generation from the proposed development. 

2. Approximately 12 to 13 new vehicle trips are estimated to be added to the street system 
during the weekday morning and afternoon peak hours, respectively. This estimate 
conservatively assumes that all residents of the development drive and do not take advantage 
of the alternative travel modes available nearby (i.e., Metra commuter rail, Robert McClory 
Bike Path). 

3. A trip generation comparison between the proposed 16-unit condominium development and 
the potential redevelopment of the site under current zoning, which assumes a single-family 
home and the re-use of the existing bank building as a bank, indicates that the condominium 
development would generate less than one-half of the volume of traffic of the bank/single-
family home during the weekday peak hours and approximately one-third of the traffic 
volume of the bank/single-family home over a 24-hour period. 

4. All study area intersections presently operate at the very good level of service (LOS) of A in 
the morning and afternoon peak hours, and will continue to operate at the same level of 
service upon occupancy of the 120 E. Scranton Avenue Condominium project with minimal 
increases in average vehicle delay.  

5. As such, the traffic impact from the proposed development will be minimal and the adjoining 
street system has adequate capacity to accommodate site-generated traffic safely and 
efficiently under the current traffic controls. 

6. Vehicular access to the site and the condominium parking garages will being provided from a 
new 22-foot wide two-way private driveway that will extend across the north side of the site 
from Oak Avenue to Evanston Avenue, allowing site traffic to enter and exit the 
development from either street. 
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7. The two current access driveways to the site on E. Scranton Avenue will be closed, as will 
the southern access driveway on Oak Avenue that formerly served as the exit drive for the 
bank drive-in lanes. 

8. The closure of the existing two site access driveways on E. Scranton Avenue will eliminate 
mid-block pedestrian conflicts along the site frontage and allow for the addition of two 
parking spaces on the north side of the street and an approximately 40-foot long loading zone 
at the center of the block between the two proposed condominium buildings. This would 
increase the parking capacity on the north side of the street by 25% (from 6 spaces to 8 
spaces).   

9. The proposed development will provide 32 enclosed parking spaces for residents (2.0 
spaces/unit), which satisfies the off-street parking requirement from the Village of Lake 
Bluff’s Zoning Ordinance. 

10. Guest parking will occur on the street along E. Scranton Avenue where there is ample 
parking available on both sides of the street. 

11. The one-way southbound orientation of Oak Avenue hampers traffic circulation in the area 
and limits site ingress and egress. Consideration should be given to converting the one-way 
segment of Oak Avenue between E. North Avenue and E. Scranton Avenue to two-way 
travel.  

12. The traffic analysis indicates that the proposed reorientation of Oak Avenue to two-way 
travel would have a negligible impact on traffic operations at the Oak Avenue intersections 
with E. Scranton Avenue and E. North Avenue.  

13. If this one block segment of Oak Avenue is converted to two-way travel, a stop sign should 
be installed on Oak Avenue at E. North Avenue and parallel parking should be prohibited on 
both sides of the street, similar to the parking regulations on Evanston Avenue.    
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Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
Scranston Ave and Oak Ave                                              10:08:21
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - by Mvmt

       Intersection #  4  scranton/oak
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     0    2    0     0    7    0     0    0    0     5    4    0       18
  715     2    1    0     0   13    1     0    0    0    10    4    0       31
  730     1    5    0     0   18    1     0    0    0     5   12    0       42
  745     0    1    0     0    7    2     0    0    0     4    6    0       20
  800     0    4    0     0    9    0     0    0    0     5    5    0       23
  815     0    1    0     0   17    0     0    0    0     4    2    0       24
  830     0    2    0     0    7    2     0    0    0     3    5    0       19
  845     1    2    0     0    8    0     0    0    0     7    2    0       20
-----  --------------  --------------  --------------  --------------    -----
 1600     1    0    0     0    2    0     0    0    0     1    6    0       10
 1615     0    2    0     0    7    1     0    0    0     9    9    0       28
 1630     2    2    0     0   15    1     0    0    0     4    7    0       31
 1645     0    2    0     0   11    1     0    0    0    12    8    0       34
 1700     1    2    0     0   12    3     0    0    0    10    5    0       33
 1715     2    0    0     0    5    0     0    0    0     3   10    0       20
 1730     1    1    0     0    8    2     0    0    0     9    6    0       27
 1745     0    1    0     0    6    1     0    0    0    14   15    0       37
=====  ==============  ==============  ==============  ==============    =====
Total    11   28    0     0  152   15     0    0    0   105  106    0      417

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - Totals

       Intersection #  4  scranton/oak
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700        2      7      0      9          0      4      7      7         18
  715        3     14      0     14          0      4     12     15         31
  730        6     19      0     17          0     12     11     19         42
  745        1      9      0     10          0      6      7      7         20
  800        4      9      0     10          0      5      9      9         23
  815        1     17      0      6          0      2      5     17         24
  830        2      9      0      8          0      5      7      7         19
  845        3      8      0      9          0      2      9      9         20
-----  ------------------------------  ------------------------------    -----
 1600        1      2      0      7          0      6      1      3         10
 1615        2      8      0     18          0      9     12      7         28
 1630        4     16      0     11          0      7      7     17         31
 1645        2     12      0     20          0      8     15     11         34
 1700        3     15      0     15          0      5     15     13         33
 1715        2      5      0     13          0     10      3      7         20
 1730        2     10      0     15          0      6     12      9         27
 1745        1      7      0     29          0     15     16      6         37
=====  ==============================  ==============================    =====
Total       39    167      0    211          0    106    148    163        417



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
Scranston Ave and Oak Ave                                              10:08:21
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    by Movement

       Intersection #  4  scranton/oak
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     3    9    0     0   45    4     0    0    0    24   26    0      111
  715     3   11    0     0   47    4     0    0    0    24   27    0      116
  730     1   11    0     0   51    3     0    0    0    18   25    0      109
  745     0    8    0     0   40    4     0    0    0    16   18    0       86
  800     1    9    0     0   41    2     0    0    0    19   14    0       86
  815     1    5    0     0   32    2     0    0    0    14    9    0       63*
  830     1    4    0     0   15    2     0    0    0    10    7    0       39*
  845     1    2    0     0    8    0     0    0    0     7    2    0       20*
-----  --------------  --------------  --------------  --------------    -----
 1600     3    6    0     0   35    3     0    0    0    26   30    0      103
 1615     3    8    0     0   45    6     0    0    0    35   29    0      126
 1630     5    6    0     0   43    5     0    0    0    29   30    0      118
 1645     4    5    0     0   36    6     0    0    0    34   29    0      114
 1700     4    4    0     0   31    6     0    0    0    36   36    0      117
 1715     3    2    0     0   19    3     0    0    0    26   31    0       84*
 1730     1    2    0     0   14    3     0    0    0    23   21    0       64*
 1745     0    1    0     0    6    1     0    0    0    14   15    0       37*
=====  ==============  ==============  ==============  ==============    =====

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    Appr/Exit Totals

       Intersection #  4  scranton/oak
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700       12     49      0     50          0     26     37     48        111
  715       14     51      0     51          0     27     39     50        116
  730       12     54      0     43          0     25     32     52        109
  745        8     44      0     34          0     18     28     40         86
  800       10     43      0     33          0     14     30     42         86
  815        6     34      0     23          0      9     21     33         63*
  830        5     17      0     17          0      7     16     16         39*
  845        3      8      0      9          0      2      9      9         20*
-----  ------------------------------  ------------------------------    -----
 1600        9     38      0     56          0     30     35     38        103
 1615       11     51      0     64          0     29     49     48        126
 1630       11     48      0     59          0     30     40     48        118
 1645        9     42      0     63          0     29     45     40        114
 1700        8     37      0     72          0     36     46     35        117
 1715        5     22      0     57          0     31     31     22         84*
 1730        3     17      0     44          0     21     28     15         64*
 1745        1      7      0     29          0     15     16      6         37*
=====  ==============================  ==============================    =====



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
Scranston Ave and Evanston Ave                                         10:04:46
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - by Mvmt

       Intersection #  3  scranton/evanston
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     2    4    0     0    5    0     0    4    2     2    2    0       21
  715     0    3    0     0    7    1     0    0    3     0    3    1       18
  730     0    2    0     0   16    1     2    9    3     1   10    2       46
  745     0   11    0     1    6    1     1    5    3     2    4    1       35
  800     1    5    0     0    8    3     1    7    1     1    2    2       31
  815     3    5    1     0    8    1     1   17    7     1    2    0       46
  830     1    2    0     0    6    1     1    2    4     3    3    0       23
  845     0    4    1     0    7    0     0    4    0     2    1    0       19
-----  --------------  --------------  --------------  --------------    -----
 1600     3    9    0     0    2    2     2    5    3     1    6    1       34
 1615     5    8    3     1    5    0     1    8    1     4    7    3       46
 1630     3    3    0     1    2    0     3    9    5     2    1    2       31
 1645     0    8    0     0   13    2     1    3    1     3    4    2       37
 1700     0    5    0     0    8    1     2    4    2     2    4    1       29
 1715     0    8    0     0    2    1     0    7    3     2    3    2       28
 1730     1    5    0     1    4    0     4   11    4     3    2    2       37
 1745     1    5    0     0    4    2     1    9    2     4    7    4       39
=====  ==============  ==============  ==============  ==============    =====
Total    20   87    5     4  103   16    20  104   44    33   61   23      520

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - Totals

       Intersection #  3  scranton/evanston
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700        6      5      6      4          4      2      6      9         21
  715        3      8      3      4          1      3      4     10         18
  730        2     17     14     13         11     12      4     19         46
  745       11      8      9      7          7      5     14      9         35
  800        6     11      9      5          9      3      9     10         31
  815        9      9     25      3         17      4      7     18         46
  830        3      7      7      6          2      4      6     11         23
  845        5      7      4      3          4      2      6      7         19
-----  ------------------------------  ------------------------------    -----
 1600       12      4     10      8          6      8     12      8         34
 1615       16      6     10     14         12     11     12     11         46
 1630        6      3     17      5         12      4      5     10         31
 1645        8     15      5      9          5      5     13     14         37
 1700        5      9      8      7          5      6      8     10         29
 1715        8      3     10      7          9      3     11      5         28
 1730        6      5     19      7         14      6      8      9         37
 1745        6      6     12     15         13      8     11      7         39
=====  ==============================  ==============================    =====
Total      112    123    168    117        131     86    136    167        520



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
Scranston Ave and Evanston Ave                                         10:04:47
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    by Movement

       Intersection #  3  scranton/evanston
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     2   20    0     1   34    3     3   18   11     5   19    4      120
  715     1   21    0     1   37    6     4   21   10     4   19    6      130
  730     4   23    1     1   38    6     5   38   14     5   18    5      158
  745     5   23    1     1   28    6     4   31   15     7   11    3      135
  800     5   16    2     0   29    5     3   30   12     7    8    2      119
  815     4   11    2     0   21    2     2   23   11     6    6    0       88*
  830     1    6    1     0   13    1     1    6    4     5    4    0       42*
  845     0    4    1     0    7    0     0    4    0     2    1    0       19*
-----  --------------  --------------  --------------  --------------    -----
 1600    11   28    3     2   22    4     7   25   10    10   18    8      148
 1615     8   24    3     2   28    3     7   24    9    11   16    8      143
 1630     3   24    0     1   25    4     6   23   11     9   12    7      125
 1645     1   26    0     1   27    4     7   25   10    10   13    7      131
 1700     2   23    0     1   18    4     7   31   11    11   16    9      133
 1715     2   18    0     1   10    3     5   27    9     9   12    8      104*
 1730     2   10    0     1    8    2     5   20    6     7    9    6       76*
 1745     1    5    0     0    4    2     1    9    2     4    7    4       39*
=====  ==============  ==============  ==============  ==============    =====

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    Appr/Exit Totals

       Intersection #  3  scranton/evanston
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700       22     38     32     28         23     22     28     47        120
  715       22     44     35     29         28     23     31     48        130
  730       28     45     57     28         44     24     34     56        158
  745       29     35     50     21         35     16     36     48        135
  800       23     34     45     17         32     13     28     46        119
  815       17     23     36     12         23     10     19     36         88*
  830        8     14     11      9          6      6     12     18         42*
  845        5      7      4      3          4      2      6      7         19*
-----  ------------------------------  ------------------------------    -----
 1600       42     28     42     36         35     28     42     43        148
 1615       35     33     40     35         34     26     38     45        143
 1630       27     30     40     28         31     18     37     39        125
 1645       27     32     42     30         33     20     40     38        131
 1700       25     23     49     36         41     23     38     31        133
 1715       20     14     41     29         36     17     30     21        104*
 1730       12     11     31     22         27     14     19     16         76*
 1745        6      6     12     15         13      8     11      7         39*
=====  ==============================  ==============================    =====



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
North Ave and Oak Ave                                                  10:00:20
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - by Mvmt

       Intersection #  2  north/oak
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     0    0    0     0    0    0     0    0    0     2    1    0        3
  715     0    0    0     0    6    0     0    0    0     2    3    0       11
  730     0    0    0     0   10    3     0    0    0     5    9    0       27
  745     0    0    0     0    6    0     0    0    0     1    5    0       12
  800     0    0    0     0    5    0     0    0    0     2    3    0       10
  815     0    0    0     0    5    0     0    0    0     1    4    0       10
  830     0    0    0     0    3    0     0    0    0     2    3    0        8
  845     0    0    0     0    4    2     0    0    0     1    6    0       13
-----  --------------  --------------  --------------  --------------    -----
 1600     0    0    0     0    3    1     0    0    0     1    4    0        9
 1615     0    0    0     0    2    1     0    0    0     1    5    0        9
 1630     0    0    0     0    4    0     0    0    0     4    8    0       16
 1645     0    0    0     0    2    0     0    0    0     4    5    0       11
 1700     0    0    0     0    1    2     0    0    0     1    4    0        8
 1715     0    0    0     0    2    1     0    0    0     3    7    0       13
 1730     0    0    0     0    3    0     0    0    0     1    5    0        9
 1745     0    0    0     0    5    0     0    0    0     0    7    0       12
=====  ==============  ==============  ==============  ==============    =====
Total     0    0    0     0   61   10     0    0    0    31   79    0      181

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - Totals

       Intersection #  2  north/oak
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700        0      0      0      3          0      1      2      0          3
  715        0      6      0      5          0      3      2      6         11
  730        0     13      0     14          0      9      8     10         27
  745        0      6      0      6          0      5      1      6         12
  800        0      5      0      5          0      3      2      5         10
  815        0      5      0      5          0      4      1      5         10
  830        0      3      0      5          0      3      2      3          8
  845        0      6      0      7          0      6      3      4         13
-----  ------------------------------  ------------------------------    -----
 1600        0      4      0      5          0      4      2      3          9
 1615        0      3      0      6          0      5      2      2          9
 1630        0      4      0     12          0      8      4      4         16
 1645        0      2      0      9          0      5      4      2         11
 1700        0      3      0      5          0      4      3      1          8
 1715        0      3      0     10          0      7      4      2         13
 1730        0      3      0      6          0      5      1      3          9
 1745        0      5      0      7          0      7      0      5         12
=====  ==============================  ==============================    =====
Total        0     71      0    110          0     79     41     61        181



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
North Ave and Oak Ave                                                  10:00:20
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    by Movement

       Intersection #  2  north/oak
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     0    0    0     0   22    3     0    0    0    10   18    0       53
  715     0    0    0     0   27    3     0    0    0    10   20    0       60
  730     0    0    0     0   26    3     0    0    0     9   21    0       59
  745     0    0    0     0   19    0     0    0    0     6   15    0       40
  800     0    0    0     0   17    2     0    0    0     6   16    0       41
  815     0    0    0     0   12    2     0    0    0     4   13    0       31*
  830     0    0    0     0    7    2     0    0    0     3    9    0       21*
  845     0    0    0     0    4    2     0    0    0     1    6    0       13*
-----  --------------  --------------  --------------  --------------    -----
 1600     0    0    0     0   11    2     0    0    0    10   22    0       45
 1615     0    0    0     0    9    3     0    0    0    10   22    0       44
 1630     0    0    0     0    9    3     0    0    0    12   24    0       48
 1645     0    0    0     0    8    3     0    0    0     9   21    0       41
 1700     0    0    0     0   11    3     0    0    0     5   23    0       42
 1715     0    0    0     0   10    1     0    0    0     4   19    0       34*
 1730     0    0    0     0    8    0     0    0    0     1   12    0       21*
 1745     0    0    0     0    5    0     0    0    0     0    7    0       12*
=====  ==============  ==============  ==============  ==============    =====

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    Appr/Exit Totals

       Intersection #  2  north/oak
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700        0     25      0     28          0     18     13     22         53
  715        0     30      0     30          0     20     13     27         60
  730        0     29      0     30          0     21     12     26         59
  745        0     19      0     21          0     15      6     19         40
  800        0     19      0     22          0     16      8     17         41
  815        0     14      0     17          0     13      6     12         31*
  830        0      9      0     12          0      9      5      7         21*
  845        0      6      0      7          0      6      3      4         13*
-----  ------------------------------  ------------------------------    -----
 1600        0     13      0     32          0     22     12     11         45
 1615        0     12      0     32          0     22     13      9         44
 1630        0     12      0     36          0     24     15      9         48
 1645        0     11      0     30          0     21     12      8         41
 1700        0     14      0     28          0     23      8     11         42
 1715        0     11      0     23          0     19      5     10         34*
 1730        0      8      0     13          0     12      1      8         21*
 1745        0      5      0      7          0      7      0      5         12*
=====  ==============================  ==============================    =====



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
North Ave and Evanston Ave                                             09:56:08
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - by Mvmt

       Intersection #  1  north/evanston
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     0    4    0     0    0    0     0    2    0     1    0    0        7
  715     1    3    0     0    4    1     1    1    0     0    3    0       14
  730     2    1    0     0    8    0     4    6    1     1    6    1       30
  745     0    4    0     0    3    4     0    5    3     0    2    2       23
  800     0    6    0     0    2    0     1    6    2     0    3    0       20
  815     1    5    0     0    3    1     5   12    1     2    2    0       32
  830     1    4    0     1    1    0     0    1    1     0    0    3       12
  845     0    1    0     0    3    4     0    2    1     0    4    1       16
-----  --------------  --------------  --------------  --------------    -----
 1600     0    8    1     0    2    3     2    6    1     0    2    2       27
 1615     1    7    0     1    1    3     2    7    2     2    3    0       29
 1630     1    5    0     1    3    2     3    6    1     3    3    2       30
 1645     0    5    0     0    1    2     0    5    0     0    2    2       17
 1700     0    4    0     1    2    2     1    4    0     0    3    0       17
 1715     0    4    0     0    0    2     4    5    1     3    3    1       23
 1730     0    6    0     0    2    0     2   11    0     0    3    1       25
 1745     0    2    0     0    1    1     0    6    4     2    5    0       21
=====  ==============  ==============  ==============  ==============    =====
Total     7   69    1     4   36   25    25   85   18    14   44   15      343

TURNS/TEAPAC[Ver 3.61.12] - 15-Minute Counts: All Vehicles - Totals

       Intersection #  1  north/evanston
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700        4      0      2      1          2      0      5      0          7
  715        4      5      2      3          1      4      4      5         14
  730        3      8     11      8          7     10      2     11         30
  745        4      7      8      4          7      2      8      6         23
  800        6      2      9      3          6      4      6      4         20
  815        6      4     18      4         12      7      8      5         32
  830        5      2      2      3          5      0      4      3         12
  845        1      7      3      5          3      4      5      4         16
-----  ------------------------------  ------------------------------    -----
 1600        9      5      9      4          8      5     11      3         27
 1615        8      5     11      5          8      5     12      4         29
 1630        6      6     10      8          9      6     10      5         30
 1645        5      3      5      4          7      2      7      1         17
 1700        4      5      5      3          5      4      6      2         17
 1715        4      2     10      7          6      7      9      1         23
 1730        6      2     13      4         12      5      6      2         25
 1745        2      2     10      7          6      5      5      5         21
=====  ==============================  ==============================    =====
Total       77     65    128     73        104     70    108     61        343



Lake Bluff, IL      Weather:   Sunny and Cool                          05/06/16
North Ave and Evanston Ave                                             09:56:08
Thursday May 5, 2016

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    by Movement

       Intersection #  1  north/evanston
       ==============================================================
Begin     N-Approach      E-Approach      S-Approach      W-Approach       Int
 Time    RT   TH   LT    RT   TH   LT    RT   TH   LT    RT   TH   LT    Total
=====  ==============  ==============  ==============  ==============    =====
  700     3   12    0     0   15    5     5   14    4     2   11    3       74
  715     3   14    0     0   17    5     6   18    6     1   14    3       87
  730     3   16    0     0   16    5    10   29    7     3   13    3      105
  745     2   19    0     1    9    5     6   24    7     2    7    5       87
  800     2   16    0     1    9    5     6   21    5     2    9    4       80
  815     2   10    0     1    7    5     5   15    3     2    6    4       60*
  830     1    5    0     1    4    4     0    3    2     0    4    4       28*
  845     0    1    0     0    3    4     0    2    1     0    4    1       16*
-----  --------------  --------------  --------------  --------------    -----
 1600     2   25    1     2    7   10     7   24    4     5   10    6      103
 1615     2   21    0     3    7    9     6   22    3     5   11    4       93
 1630     1   18    0     2    6    8     8   20    2     6   11    5       87
 1645     0   19    0     1    5    6     7   25    1     3   11    4       82
 1700     0   16    0     1    5    5     7   26    5     5   14    2       86
 1715     0   12    0     0    3    3     6   22    5     5   11    2       69*
 1730     0    8    0     0    3    1     2   17    4     2    8    1       46*
 1745     0    2    0     0    1    1     0    6    4     2    5    0       21*
=====  ==============  ==============  ==============  ==============    =====

TURNS/TEAPAC[Ver 3.61.12] - 60-Minute Volumes:    Appr/Exit Totals

       Intersection #  1  north/evanston
       ==============================================================
Begin           Approach Totals                   Exit Totals              Int
 Time        N      E      S      W          N      E      S      W      Total
=====  ==============================  ==============================    =====
  700       15     20     23     16         17     16     19     22         74
  715       17     22     30     18         21     20     20     26         87
  730       19     21     46     19         32     23     24     26        105
  745       21     15     37     14         30     13     26     18         87
  800       18     15     32     15         26     15     23     16         80
  815       12     13     23     12         20     11     17     12         60*
  830        6      9      5      8          8      4      9      7         28*
  845        1      7      3      5          3      4      5      4         16*
-----  ------------------------------  ------------------------------    -----
 1600       28     19     35     21         32     18     40     13        103
 1615       23     19     31     20         29     17     35     12         93
 1630       19     16     30     22         27     19     32      9         87
 1645       19     12     33     18         30     18     28      6         82
 1700       16     11     38     21         29     21     26     10         86
 1715       12      6     33     18         24     17     20      8         69*
 1730        8      4     23     11         18     10     11      7         46*
 1745        2      2     10      7          6      5      5      5         21*
=====  ==============================  ==============================    =====
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period AM 

Intersection Scranton and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2016 

Project ID 
East/West Street:   Scranton Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  5 18 5 6 38 1 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  14 38 5 1  23 4 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 28 47 59 29 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.1 0.2 0.0 
Prop. Right-Turns 0.2 0.0 0.1 0.1 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.0 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.04 0.05 0.03 
hd, final value (s) 4.07 4.13 4.09 4.05 
x, final value 0.032 0.054 0.067 0.033 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.1 2.1 2.1 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 933 940 843 967 
Delay (s/veh) 7.2 7.4 7.4 7.2 
LOS A A A A 
Approach: Delay (s/veh)  7.2 7.4 7.4 7.2 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.3 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period PM 

Intersection Scranton and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2016 

Project ID 
East/West Street:   Scranton Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  8 16 11 3 28 2 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  9 24 7 3  24 8 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 35 34 41 36 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.1 0.2 0.1 
Prop. Right-Turns 0.3 0.1 0.2 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 -0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.03 0.03 0.04 0.03 
hd, final value (s) 3.95 4.08 4.02 3.97 
x, final value 0.038 0.039 0.046 0.040 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.0 2.1 2.0 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 875 850 820 900 
Delay (s/veh) 7.1 7.2 7.2 7.1 
LOS A A A A 
Approach: Delay (s/veh)  7.1 7.2 7.2 7.1 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.2 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period AM 

Intersection North and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2016 

Project ID 
East/West Street:   North Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  3 13 3 5 16 0 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  7 29 10 0  16 3 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 19 21 47 19 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.2 0.1 0.0 
Prop. Right-Turns 0.2 0.0 0.2 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.02 0.04 0.02 
hd, final value (s) 4.00 4.10 3.91 3.94 
x, final value 0.021 0.024 0.051 0.021 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.0 2.1 1.9 1.9 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 950 1050 940 950 
Delay (s/veh) 7.1 7.2 7.1 7.0 
LOS A A A A 
Approach: Delay (s/veh)  7.1 7.2 7.1 7.0 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.1 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period PM 

Intersection North and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2016 

Project ID 
East/West Street:   North Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  4 11 5 9 7 3 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  3 22 6 0  21 2 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 20 19 32 24 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.5 0.1 0.0 
Prop. Right-Turns 0.3 0.2 0.2 0.1 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.02 0.03 0.02 
hd, final value (s) 3.93 4.04 3.91 3.96 
x, final value 0.022 0.021 0.035 0.026 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 1.9 2.0 1.9 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 1000 950 1067 800 
Delay (s/veh) 7.0 7.1 7.1 7.1 
LOS A A A A 
Approach: Delay (s/veh)  7.0 7.1 7.1 7.1 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.1 
Intersection LOS A 
Copyright © 2010 University of Florida, All Rights Reserved     HCS+TM   Version 5.6 Generated:  5/9/2016    2:39 PM

Page 1 of 1All-Way Stop Control

5/9/2016file:///C:/Users/nbutler/AppData/Local/Temp/u2k7B0A.tmp



HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Scranton and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street Scranton Avenue

Analysis Year 2016 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Existing AM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 1 0

Configuration TR LT LTR

Volume (veh/h) 25 18 3 51 0 11 1

Percent Heavy Vehicles 0 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 57 13

Capacity 1576 801

v/c Ratio 0.04 0.02

95% Queue Length 0.0 0.0

Control Delay (s/veh) 7.3 9.6

Level of Service (LOS) A A

Approach Delay (s/veh) 0.4 9.6

Approach LOS A

Copyright © 2016 University of Florida. All Rights Reserved. HCS 2010™ TWSC Version 6.80 Generated: 5/9/2016 2:43:33 PM
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Scranton and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street Scranton Avenue

Analysis Year 2016 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Existing PM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 1 0

Configuration TR LT LTR

Volume (veh/h) 29 35 6 45 0 8 3

Percent Heavy Vehicles 0 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 53 11

Capacity 1546 822

v/c Ratio 0.03 0.01

95% Queue Length 0.0 0.0

Control Delay (s/veh) 7.3 9.4

Level of Service (LOS) A A

Approach Delay (s/veh) 0.9 9.4

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection North and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street North Avenue

Analysis Year 2016 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Existing AM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT

Volume (veh/h) 21 9 3 26

Percent Heavy Vehicles 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 30

Capacity 1595

v/c Ratio 0.02

95% Queue Length 0.0

Control Delay (s/veh) 7.3

Level of Service (LOS) A

Approach Delay (s/veh) 0.7

Approach LOS
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection North and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street North Avenue

Analysis Year 2016 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Existing PM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT

Volume (veh/h) 22 10 3 9

Percent Heavy Vehicles 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 12

Capacity 1591

v/c Ratio 0.01

95% Queue Length 0.0

Control Delay (s/veh) 7.3

Level of Service (LOS) A

Approach Delay (s/veh) 1.8

Approach LOS
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period AM 

Intersection Scranton and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID 
East/West Street:   Scranton Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  6 18 5 6 39 1 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  14 40 5 1  25 6 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 29 48 61 33 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.1 0.2 0.0 
Prop. Right-Turns 0.2 0.0 0.1 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.0 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.03 0.04 0.05 0.03 
hd, final value (s) 4.09 4.15 4.10 4.03 
x, final value 0.033 0.055 0.069 0.037 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.1 2.1 2.1 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 967 800 871 825 
Delay (s/veh) 7.2 7.4 7.4 7.2 
LOS A A A A 
Approach: Delay (s/veh)  7.2 7.4 7.4 7.2 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.3 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period PM 

Intersection Scranton and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID 
East/West Street:   Scranton Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  11 16 11 3 29 2 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  9 28 7 3  24 9 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 38 35 45 37 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.3 0.1 0.2 0.1 
Prop. Right-Turns 0.3 0.1 0.2 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 -0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.03 0.03 0.04 0.03 
hd, final value (s) 3.99 4.09 4.04 3.97 
x, final value 0.042 0.040 0.050 0.041 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.0 2.1 2.0 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 950 875 900 925 
Delay (s/veh) 7.2 7.3 7.3 7.1 
LOS A A A A 
Approach: Delay (s/veh)  7.2 7.3 7.3 7.1 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.2 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period AM 

Intersection North and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID 
East/West Street:   North Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  3 13 3 5 16 0 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  9 30 10 0  16 3 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 19 21 50 19 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.2 0.2 0.0 
Prop. Right-Turns 0.2 0.0 0.2 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.02 0.04 0.02 
hd, final value (s) 4.00 4.11 3.92 3.94 
x, final value 0.021 0.024 0.054 0.021 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.0 2.1 1.9 1.9 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 950 1050 1000 950 
Delay (s/veh) 7.1 7.2 7.1 7.0 
LOS A A A A 
Approach: Delay (s/veh)  7.1 7.2 7.1 7.0 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.1 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period PM 

Intersection North and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID 
East/West Street:   North Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  4 11 5 9 7 3 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  4 22 6 0  21 2 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 20 19 33 24 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.5 0.1 0.0 
Prop. Right-Turns 0.3 0.2 0.2 0.1 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.02 0.03 0.02 
hd, final value (s) 3.93 4.04 3.92 3.96 
x, final value 0.022 0.021 0.036 0.026 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 1.9 2.0 1.9 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 1000 950 825 800 
Delay (s/veh) 7.0 7.1 7.1 7.1 
LOS A A A A 
Approach: Delay (s/veh)  7.0 7.1 7.1 7.1 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.1 
Intersection LOS A 
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Scranton and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street Scranton Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 1 0

Configuration TR LT LTR

Volume (veh/h) 27 18 3 54 0 13 3

Percent Heavy Vehicles 0 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 60 17

Capacity 1574 815

v/c Ratio 0.04 0.02

95% Queue Length 0.0 0.1

Control Delay (s/veh) 7.3 9.5

Level of Service (LOS) A A

Approach Delay (s/veh) 0.4 9.5

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Scranton and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street Scranton Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 1 0

Configuration TR LT LTR

Volume (veh/h) 33 36 6 47 0 9 4

Percent Heavy Vehicles 0 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 55 13

Capacity 1540 824

v/c Ratio 0.04 0.02

95% Queue Length 0.0 0.0

Control Delay (s/veh) 7.3 9.4

Level of Service (LOS) A A

Approach Delay (s/veh) 0.8 9.4

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection North and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street North Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT

Volume (veh/h) 21 9 3 29

Percent Heavy Vehicles 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 34

Capacity 1595

v/c Ratio 0.02

95% Queue Length 0.0

Control Delay (s/veh) 7.3

Level of Service (LOS) A

Approach Delay (s/veh) 0.7

Approach LOS
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection North and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street North Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT

Volume (veh/h) 22 12 3 10

Percent Heavy Vehicles 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 14

Capacity 1588

v/c Ratio 0.01

95% Queue Length 0.0

Control Delay (s/veh) 7.3

Level of Service (LOS) A

Approach Delay (s/veh) 1.6

Approach LOS
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Oak and West Access

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street West Access Drive

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 1 0 0 0 0 0 0 0 1 0

Configuration LT LT

Volume (veh/h) 4 1 0 12

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 5 13

Capacity 4428

v/c Ratio 0.00

95% Queue Length 0.0

Control Delay (s/veh) 5.8

Level of Service (LOS) A

Approach Delay (s/veh)

Approach LOS
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Oak and West Access

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street West Access Drive

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 1 0 0 0 0 0 0 0 1 0

Configuration LT LT

Volume (veh/h) 2 1 2 13

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 3 16

Capacity 2640

v/c Ratio 0.00

95% Queue Length 0.0

Control Delay (s/veh) 6.4

Level of Service (LOS) A

Approach Delay (s/veh)

Approach LOS
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Evanston and Access Drive

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street East Access Drive

Analysis Year 2018 North/South Street Evanston Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuration LR LT TR

Volume (veh/h) 2 4 2 45 24 0

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 6 49

Capacity 1011 1603

v/c Ratio 0.01 0.03

95% Queue Length 0.0 0.0

Control Delay (s/veh) 8.6 7.2

Level of Service (LOS) A A

Approach Delay (s/veh) 8.6 0.3

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Evanston and Access Drive

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street East Access Drive

Analysis Year 2018 North/South Street Evanston Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuration LR LT TR

Volume (veh/h) 1 1 7 34 35 0

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 2 43

Capacity 974 1587

v/c Ratio 0.00 0.03

95% Queue Length 0.0 0.0

Control Delay (s/veh) 8.7 7.3

Level of Service (LOS) A A

Approach Delay (s/veh) 8.7 1.2

Approach LOS A
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period AM 

Intersection Scranton and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID Alternative 
East/West Street:   Scranton Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  3 18 5 6 39 1 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  14 40 5 1  25 6 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 26 48 61 33 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.1 0.1 0.2 0.0 
Prop. Right-Turns 0.2 0.0 0.1 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.0 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.04 0.05 0.03 
hd, final value (s) 4.06 4.14 4.09 4.02 
x, final value 0.029 0.055 0.069 0.037 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.1 2.1 2.1 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 867 800 871 825 
Delay (s/veh) 7.2 7.4 7.4 7.2 
LOS A A A A 
Approach: Delay (s/veh)  7.2 7.4 7.4 7.2 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.3 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period PM 

Intersection Scranton and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID Alternative 
East/West Street:   Scranton Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  6 16 11 3 30 1 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  9 28 7 3  24 9 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 33 35 45 37 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.1 0.2 0.1 
Prop. Right-Turns 0.3 0.0 0.2 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.2 -0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.03 0.03 0.04 0.03 
hd, final value (s) 3.95 4.11 4.03 3.96 
x, final value 0.036 0.040 0.050 0.041 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 1.9 2.1 2.0 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 825 875 900 925 
Delay (s/veh) 7.1 7.3 7.2 7.1 
LOS A A A A 
Approach: Delay (s/veh)  7.1 7.3 7.2 7.1 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.2 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period AM 

Intersection North and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID Alternative 
East/West Street:   North Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  3 13 3 5 16 0 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  7 30 10 0  16 3 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 19 21 48 19 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.2 0.1 0.0 
Prop. Right-Turns 0.2 0.0 0.2 0.2 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.02 0.04 0.02 
hd, final value (s) 4.00 4.11 3.91 3.94 
x, final value 0.021 0.024 0.052 0.021 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 2.0 2.1 1.9 1.9 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 950 1050 960 950 
Delay (s/veh) 7.1 7.2 7.1 7.0 
LOS A A A A 
Approach: Delay (s/veh)  7.1 7.2 7.1 7.0 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.1 
Intersection LOS A 
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ALL-WAY STOP CONTROL ANALYSIS
General Information Site Information 
Analyst NJB 
Agency/Co. KLOA, Inc. 
Date Performed 5/9/2016 
Analysis Time Period PM 

Intersection North and Evanston 
Jurisdiction Lake Bluff 
Analysis Year 2018 

Project ID Alternative 
East/West Street:   North Avenue North/South Street:  Evanston Avenue 

Volume Adjustments and Site Characteristics
Approach Eastbound Westbound
Movement L T R L T R
Volume (veh/h)  4 11 5 9 7 3 
%Thrus Left Lane

Approach Northbound Southbound
Movement L T R L T R
Volume (veh/h)  2 22 6 0  21 2 
%Thrus Left Lane

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Configuration LTR LTR LTR LTR 
PHF 0.95 0.95 0.95 0.95 
Flow Rate (veh/h) 20 19 31 24 
% Heavy Vehicles 0 0 0 0 
No. Lanes 1 1 1 1 
Geometry Group 1 1 1 1 
Duration, T 0.25 
Saturation Headway Adjustment Worksheet
Prop. Left-Turns 0.2 0.5 0.1 0.0 
Prop. Right-Turns 0.3 0.2 0.2 0.1 
Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 
hLT-adj 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 
hRT-adj -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 -0.6 
hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 
hadj, computed -0.1 0.0 -0.1 -0.1 
Departure Headway and Service Time
hd, initial value (s) 3.20 3.20 3.20 3.20 
x, initial 0.02 0.02 0.03 0.02 
hd, final value (s) 3.92 4.03 3.90 3.96 
x, final value 0.022 0.021 0.034 0.026 
Move-up time, m (s) 2.0 2.0 2.0 2.0 
Service Time, ts (s) 1.9 2.0 1.9 2.0 
Capacity and Level of Service

Eastbound Westbound Northbound Southbound

L1 L2 L1 L2 L1 L2 L1 L2

Capacity (veh/h) 1000 950 1033 800 
Delay (s/veh) 7.0 7.1 7.0 7.1 
LOS A A A A 
Approach: Delay (s/veh)  7.0 7.1 7.0 7.1 
                 LOS  A A A A 

Intersection Delay (s/veh) 7.1 
Intersection LOS A 
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Scranton and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street Scranton Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak Alternative

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 1 0

Configuration LTR LTR LTR

Volume (veh/h) 9 24 18 3 54 0 0 13 3

Percent Heavy Vehicles 0 0 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 9 3 17

Capacity 1561 1578 798

v/c Ratio 0.01 0.00 0.02

95% Queue Length 0.0 0.0 0.1

Control Delay (s/veh) 7.3 7.3 9.6

Level of Service (LOS) A A A

Approach Delay (s/veh) 1.3 0.4 9.6

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Scranton and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street Scranton Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak Alternative

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 1 0

Configuration LTR LTR LTR

Volume (veh/h) 9 28 36 6 47 1 0 9 4

Percent Heavy Vehicles 0 0 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 9 6 13

Capacity 1570 1548 810

v/c Ratio 0.01 0.00 0.02

95% Queue Length 0.0 0.0 0.0

Control Delay (s/veh) 7.3 7.3 9.5

Level of Service (LOS) A A A

Approach Delay (s/veh) 0.9 0.8 9.5

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection North and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street North Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak Alternative

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT LR

Volume (veh/h) 21 6 3 27 2 2

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 31 4

Capacity 1599 1001

v/c Ratio 0.02 0.00

95% Queue Length 0.0 0.0

Control Delay (s/veh) 7.3 8.6

Level of Service (LOS) A A

Approach Delay (s/veh) 0.7 8.6

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection North and Oak

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street North Avenue

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak Alternative

Lanes

Major Street: East-West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration TR LT LR

Volume (veh/h) 22 8 3 9 2 2

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 12 4

Capacity 1595 1012

v/c Ratio 0.01 0.00

95% Queue Length 0.0 0.0

Control Delay (s/veh) 7.3 8.6

Level of Service (LOS) A A

Approach Delay (s/veh) 1.8 8.6

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Oak and West Access

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/11/2016 East/West Street West Access Drive

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected AM Peak Hour Alternative

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuration LR TR LT

Volume (veh/h) 4 2 2 1 0 12

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 6 13

Capacity 1033 1632

v/c Ratio 0.01 0.01

95% Queue Length 0.0

Control Delay (s/veh) 8.5 7.2

Level of Service (LOS) A A

Approach Delay (s/veh) 8.5

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Oak and West Access

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/11/2016 East/West Street West Access Drive

Analysis Year 2018 North/South Street Oak Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak Hour Alternative

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuration LR TR LT

Volume (veh/h) 2 1 3 3 2 13

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 3 16

Capacity 1026 1628

v/c Ratio 0.00 0.01

95% Queue Length 0.0 0.0

Control Delay (s/veh) 8.5 7.2

Level of Service (LOS) A A

Approach Delay (s/veh) 8.5 0.9

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Evanston and Access Drive

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street East Access Drive

Analysis Year 2018 North/South Street Evanston Avenue

Time Analyzed AM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Existing AM Peak Alternative

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuration LR LT TR

Volume (veh/h) 0 4 1 43 24 0

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 4 46

Capacity 1057 1603

v/c Ratio 0.00 0.03

95% Queue Length 0.0 0.0

Control Delay (s/veh) 8.4 7.2

Level of Service (LOS) A A

Approach Delay (s/veh) 8.4 0.2

Approach LOS A
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HCS 2010 Two-Way Stop Control Summary Report

General Information Site Information

Analyst NJB Intersection Evanston and Access Drive

Agency/Co. KLOA, Inc. Jurisdiction Lake Bluff

Date Performed 5/9/2016 East/West Street East Access Drive

Analysis Year 2018 North/South Street Evanston Avenue

Time Analyzed PM Peak Hour Factor 0.95

Intersection Orientation North-South Analysis Time Period (hrs) 0.25

Project Description Projected PM Peak Alternative

Lanes

Major Street: North-South

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 10 11 12 7 8 9 1U 1 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuration LR LT TR

Volume (veh/h) 0 1 4 32 35 0

Percent Heavy Vehicles 0 0 0

Proportion Time Blocked

Right Turn Channelized No No No No

Median Type Undivided

Median Storage

Delay, Queue Length, and Level of Service

Flow Rate (veh/h) 1 38

Capacity 1041 1587

v/c Ratio 0.00 0.02

95% Queue Length 0.0 0.0

Control Delay (s/veh) 8.5 7.3

Level of Service (LOS) A A

Approach Delay (s/veh) 8.5 0.8

Approach LOS A
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4.07  Preliminary Engineering &  

Stormwater Report 

  







































 

 

4.08  Construction Sequence & Information 

  



Item Description 1 2 3 4 5 6 7 8 9

1 Fencing (Green Screen), Site Prep. & Demolition

2 Foundation, Structural & Framing

3 Exterior Façade & Enclosures

4 Interior Finishes

5 Landscape*

Month

Construction Schedule (1 Phase)
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4.09  Governance Structure 

  



 

3594570v2/29899-0006  

120 E. Scranton Avenue 

Governance Structure 

 

The Roanoke Group proposes to develop the 0.759-acre site, which is bounded by Scranton 

Avenue on the south, Oak Avenue on the west, Evanston Avenue on the east and four single 

family homes on the north, with a three-story condominium building with 16 units, ranging in 

size from 1,880 to 3,050 square feet. Each unit will have two indoor parking spaces.   

 

The site is currently improved with a one-story vacant bank building with an area of 3,910 

square feet.  The remainder of the property was used for parking.  The existing building will be 

razed to enable the condominium development. 

 

The project will be organized as a condominium pursuant to the Illinois Condominium Property 

Act (the “Act”).   A condominium declaration (the "Declaration") will be created and recorded 

against the land and improvements, which Declaration will provide for the establishment of an 

Illinois not-for-profit corporation (the "Association") to manage all of the “common elements” of 

the condominium.  The common elements will include the land parcel and all improvements 

constructed as part of the project, other than the condominium units themselves, such as 

hallways, private drives, trash receptacle area, and the storm water management system.  

Pursuant to the Act, the common elements will be owned by the unit owners collectively as 

tenants-in-common and will be managed and maintained by the Association on the unit owners’ 

behalf.   

 

The Declaration will also provide for requirements governing the project (such as architectural 

controls, landscaping standards and other operating covenants) and will also grant cross 

easements for the use of certain shared amenities and common facilities constructed as part of 

the project. The Declaration will provide for assessments to be collected from unit owners to 

cover the various maintenance and capital costs and other expenses incurred by the Association 

in the performance of its duties, certain insurance obligations and shall also contain certain other 

rights, obligations and provisions customarily included in a declaration organizing a 

condominium regime. 
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5.02 Fiscal Impact Analysis 

  



 
 

 

 
 

150 North Wacker Drive T:   312.444.1702 
Suite 1600  F:   312.444.9052 
Chicago, Illinois  60606 

 
PRELIMINARY FISCAL IMPACT ANALYSIS  

 
 

June 8, 2016 
 
 
Mr. Drew Irvin 
Village Administrator 
Village of Lake Bluff 
40 East Center Avenue 
Lake Bluff, Illinois 60044 
 
 Re: Preliminary Fiscal Impact Analysis  
 
Dear Mr. Irvin: 
 

Kane, McKenna and Associates, Inc. (“KMA”) has been retained by The Roanoke Group 
(the “Developer”) to evaluate the fiscal impact on Lake Bluff School District 65 (“District 65”), 
Lake Forest High School District 115 (“District 115”), Lake Bluff Park District (the “Park 
District”) and the Village of Lake Bluff, Illinois (the “Village”) of a proposed development of a 
16 unit single-family condominium development (the “Development”) on a parcel of land 
located on at 120 Scranton in Lake Bluff, Illinois (the “Property”). 

 
Based on information provided to us by the Developer, the Shields Township Assessor’s 

office, the Lake County Clerk’s office and the Lake County Assessor’s office, the following is a 
preliminary analysis of the fiscal impact of the Development on Village. 

 
The projected preliminary fiscal impact of the Development is based on the assumptions 

of weighted average market value and absorption outlined in Exhibit A-1 herein and summarized 
in Table 1 below. 

 
Table 1 

          
    2016 2017 2018 
Absorption Schedule         
  Weighed Avg.       
Housing Units Sold Per Year Value/Unit       
          
Condo - 2Br 924,838 0 0 12 
Condo - 3Br 1,192,988 0 0 4 
          
Total Units Sold Per Year   0 0 16 

 
 



 
 

 

 
 

150 North Wacker Drive T:   312.444.1702 
Suite 1600  F:   312.444.9052 
Chicago, Illinois  60606 

Mr. Drew Irvin 
Page Two 
June 8, 2016 
 
 

Attached are the following exhibits which project (i) the timing of the completion and 
occupancy of the units, (ii) the total population of the Development, (iii) the number of residents 
to be generated by the Development, (iv) the assessed value of the Development, and (v) the 
fiscal impact of the Development on Village: 

 
Exhibit A-1 – includes a description of the number and type of units expected to be 
constructed and the projected timing of the completion and occupancy of the units; 

 
Exhibit A-2 – includes a projection of the number of total residents and school children to 
be generated by the Development based on the multipliers for average number of total 
residents and high school, junior high school and elementary school age children as 
provided in the Village of Lake Bluff Municipal Code (Title 11-4-5) related to land 
dedication (the “Population Multipliers”); 
 
Exhibit A-3 – includes a projection of the assessed value of the Development over a 
twenty year period based on information provided by the Developer with respect to the 
projected sale prices of the units and discussions with the Shields Township Assessor’s 
office relating to new residential construction; 
 
Exhibit A-4 – includes a projection of incremental property tax and sales tax revenues to 
be generated by the Development and the residents within the Development; 
 
Exhibit A-5 – includes a projection of Utility Tax (based on an analysis of the Village’s 
fiscal year ended 2014/15 Annual Budget), Motor Fuel Tax, State Income Tax and State 
Use Tax revenues to be generated by the residents within the Development; 
 
Exhibit A-6 – is a preliminary analysis of the Village’s fiscal year ended 2014/15 Annual 
Budget, to determine the estimated additional expenditures that the Village would incur 
based on (i) the new residents projected to be generated as provided in Exhibit B and (ii) 
adjustments to reflect the assumption that the limited amount of additional new residents 
would not cause the Village to increase certain expenditures described in Exhibit A-6;  
 
Exhibit A-7 – includes a projection of annual additional expenditures expected to be 
incurred by the Village based on the additional number of residents generated by the 
Development; and 
 
Exhibit A-8 – is an analysis of the projected fiscal impact of the Development on the 
Village. 
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 Attached hereto as Exhibit B is a preliminary fiscal impact analysis of the Development 
on District 65 and attached hereto as Exhibit C is a preliminary fiscal impact analysis of the 
Development on 115.  The fiscal impact analyses are based on the Population Multipliers and the 
assumptions described in Exhibits B and C.   
 

Attached are the following exhibits which project the fiscal impact of the Development 
on Village based on (i) the timing of the completion and occupancy of the units as provided in 
Exhibit A-1, (ii) the total population of the Development as provided in Exhibit A-2, and (iii) the 
assessed value of the Development as provided in Exhibit A-3: 

 
Exhibit D-1 – includes a projection of incremental property tax revenues to be generated 

by the Development; 
 

Exhibit D-2 – is a preliminary analysis of the Park District’s fiscal year ended December 
31, 2014 Annual Budget (the “Park District Budget”), to determine the estimated additional 
revenues that would be generated by the Development for the Park District based on (i) the new 
residents projected to be generated as provided in Exhibit A-2 and (ii) adjustments to reflect the 
assumption that the limited amount of additional new residents; 

 
Exhibit D-3 – is a preliminary analysis of the Park District Budget, to determine the 

estimated additional expenditures that the Park District would incur based on (i) the new 
residents projected to be generated as provided in Exhibit A-2 and (ii) adjustments to reflect the 
assumption that the limited amount of additional new residents would not cause the Park District 
to increase certain expenditures described in Exhibit D-3; and 

 
Exhibit D-4 – is an analysis of the projected fiscal impact of the Development on the Park 

District. 
 

No allowances are made in this analysis for the effects of inflation on expenditures, and 
likewise, no allowances are made for: (i) appreciation of real estate property values and the 
resulting increase in higher property tax revenues from such appreciation; and (ii) potential 
changes in property tax rates or assessment rate calculations.  The adjustments would call for 
speculation and would therefore be debatable and distort the objectivity of the analysis.  The 
primary objective is to show the relationship between revenues and expenditures.  The amounts 
shown in future years merely represent this relationship. 
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The assumptions relating to assessed values of the units and absorption used in the above 
described analysis are based on an analysis provided by the Developer. 
 
 The following Table 2 is a summary of the preliminary analyses herein with respect to 
the fiscal impacts of the Development on District 65, District 115, the Park District and the 
Village.  
 
  

Table 2 
        

    Annual   
    Net Fiscal Impact Net Fiscal Impact 

Taxing District   at Stabilization Through 2036 
District 65   $84,461 $1,414,681 
District 115   $57,534 $984,672 
Lake Bluff Park District   $27,891 $489,978 
Village and Library   $40,671 $698,372 

 
 
Further refinement of the analysis is expected to be made after further review of the 

estimated expenditures prior to the completion of a final Fiscal Impact Study. 
 
 



 

 

EXHIBIT A-1 
 

Absorption Analysis  



Absorption Analysis

2016 2017 2018 2019
Absorption Schedule

Avg.
Housing Units Sold Per Year Value/Unit

Condo - 2Br 924,838 0 0 12 0
Condo - 3Br 1,192,988 0 0 4 0

Total Units Sold Per Year 0 0 16 0

Cumulative Units Sold

Condo - 2Br 924,838 0 0 12 12
Condo - 3Br 1,192,988 0 0 4 4

Cumulative Units Sold 0 0 16 16

Avg.
% Housing Units Occupied Each Year(2) Value/Unit

Condo - 2Br 924,838 0.0% 0.0% 50.0% 100.0%
Condo - 3Br 1,192,988 0.0% 0.0% 50.0% 100.0%

Notes:

  (2) Assumes 50% aggregate occupancy for all new units occupied in each year

  (1)  Multipliers for average population per household and number of high school age children per household were 
obtained from Village of Lake Bluff, Illinois

A-1-1



 

 

EXHIBIT A-2 
 

Population Analysis  



Projected Population Analysis

Year 2017 2018 2019

Total Units Pop./Unit(1)

Total Pop. of  SF w/2Br (Detached) 12 2.077 0.000 12.462 24.924
Total Pop. of  SF w/3Br (Detached) 4 2.403 0.000 4.806 9.612

Adj. Total No. of Residents(2) 16 0 17 35
Notes:

  (2) Adjusted for 50% occupancy of additional units added each year

Projected Student Population

Year 2017 2018 2019

Total Units Pop./Unit(1)

High School Age
Total Pop. of  SF w/2Br (Detached) 12 0.037 0.000 0.222 0.444
Total Pop. of  SF w/3Br (Detached) 4 0.066 0.000 0.132 0.264

Total No. High School Age Children 0 1 1

Junior High School (Grades 6-8) Population
Total Pop. of  SF w/2Br (Detached) 12 0.077 0.000 0.462 0.924
Total Pop. of  SF w/3Br (Detached) 4 0.064 0.000 0.128 0.256

Total No. Junior High School Children 0 1 2

Elementary School (Grades K-5) Population
Total Pop. of  SF w/2Br (Detached) 12 0.095 0.000 0.570 1.140
Total Pop. of  SF w/3Br (Detached) 4 0.237 0.000 0.474 0.948

Total No. Elementary School Children 0 2 3

Total No. Elementary and Jr. High School Children 0 3 5

Total No. School Children 0 4 6
Total No. Elementary and Jr. High School Children
  Added Per Year 0 3 2

Notes:
  (1)  Multipliers for average population per household and number of high school age children per household were 
obtained from Village of Lake Bluff, Illinois

  (1)  Multipliers for average population per household and number of high school age children per household were 
obtained from Village of Lake Bluff, Illinois

A-2-1



 

 

EXHIBIT A-3 
 

Property Tax Analysis  
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EXHIBIT A-4 
 

Projection of Incremental Property and Sales Tax   
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Projection of Utility Tax, Motor Fuel Tax, State Income Tax 
And State Use Tax Revenues 
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EXHIBIT A-6 
 

General Fund Budget Analysis 
  



Operating Budget Analysis   

Residential Non-Residential
Less Other Total Adjusted Portion of Total Portion of Total

All Major Activities Summary(1) Expenditures Adjustments Expenditures Adjusted Expend.(8) Adjusted Expend.(8)

Village General Fund (2)

  Administrator's Office 1,531,180 1,531,180 (5) 0 0 0
  Finance 468,265 468,265 (5) 0 0 0
  Boards & Commissions 60,840 60,840 (5) 0 0 0
  Community Development 347,390 347,390 (5) 0 0 0
  Village Hall Building 92,500 92,500 (5) 0 0 0
  Village Properties 3,600 3,600 (5) 0 0 0
  Police Sworn Officers 2,720,130 2,525,130 (6) 195,000 (6) 173,550 21,450
  Police Dispatch Operations 717,550 717,550 (5) 0 0 0
  Crossing Guards 9,600 9,600 (5) 0 0 0
  Fire Division 767,975 365,100 (7) 402,875 (7) 358,559 44,316
  Public Safety Building 100,750 100,750 (5) 0 0 0
  Streets, Bridges & Lighting 610,730 0 610,730 543,550 67,180
  Sanitation 617,610 0 617,610 617,610 (7) 0
  Forestry 186,735 0 186,735 166,194 20,541
  Parks & Parkways 112,585 0 112,585 100,201 12,384
  Sewers 214,730 0 214,730 191,110 23,620
  Public Works Center 104,135 104,135 (5) 0 0 0
  Commuter Station 91,725 91,725 (5) 0 0 0
  Public Works Cap. Imp. 748,800 748,800 (5) 0 0 0
Police Pension Fund(3) 875,947 875,947 (5) 0 0 0
IL Mun. Retirement Fund 194,205 194,205 (5) 0 0 0
Social Security Fund 233,460 233,460 (5) 0 0 0
Lake Bluff Public Library(4) 884,866 884,866 (5) 0 0 0
Total Adjusted Expenditures 11,695,308 7,166,565 2,340,265 2,150,773 189,492

Notes:
  (1)Excludes analysis of special revenue funds that use special revenues to provide for expenditures (i.e. Water Fund, E911 Fund, Spec. Fire, 

     Motor Fuel Tax, Debt Service, Capital Project) 
  (2)Based on Village's Tentative FYE 2015 Budget - the remaining funds have not been included:   

         each of which funds have either special sources of revenues or receive transfers from the 
         General Fund and which have expensesthat equal the revenues received
  (3)Reflects budgeted expenditures minus miscellaneous sources of revenues
  (4)Based on Tentative FYE 2015 Budget for Lake Bluff Public Library - the remainng funds have not been included

         each of which funds have a special sources of revenues 
  (5)Adjustments were made to reflect that the relatively small addition of 16 residential units would not

         have an impact on various general government expenses nor would the construction of the units
         cause the Village to incur any additional capital expenditures
  (6)Due to relatively small addition of 16 residential units, only additional overtime by the Police Department is assumed to be necessary 
  (7)Due to relatively small addition of units added, additional expenses related to the pay for volunteer firefighters and the contractual ambulance

       services are assumed to be necessary
  (8)Other than for Sanitation (which is solely for residential service), the Residential Portion (89%) is determined by dividing the Village's 2013 

         Residential EAV ($432,581,864) by the Village's Total 2013 EAV ($484,263,512) with the remaining portion
         assumed to be commercial, industrial and farm
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EXHIBIT A-7 
 

Projection of Annual Expenditures 
  



Estimated New Expenses

Year of Occupancy 2013 2014 2015 2016 2017 2018 2019

Residential

Total Number of

  New Residents(1) 0 0 17 35 35 35 35

Additional Operating

  Expense Per Resident(2) 376 376 376 376 376 376 376

Adjusted Additional

  Operating Expenditures 0 0 6,390 13,156 13,156 13,156 13,156

Notes:

  (1)  Reflects the addition of 16 units to the on the Property commencing in 2016 

  (2)Determined by dividing the Residential Portion of Total Adjusted Expenditures by the Village's 2010 Census Total 

         Population (5,722)
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EXHIBIT A-8 
 

Fiscal Impact Analysis 
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EXHIBIT B 
 

Preliminary Fiscal Impact Analysis – District 65 
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Preliminary Fiscal Impact Analysis – District 115 
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Projection of Incremental Property Taxes 
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EXHIBIT D-2 
 

Budget Analysis and Projection of Additional Revenues 
  



Operating Budget Analysis (Revenues)   

Less Other Total Adjusted
All Major Activities Summary Revenues Adjustments(2) Revenues
District General Fund (1)

Subfund-Administration
  Tax Receipts 816,281 816,281 (2) 0

Interest 2,250 2,250 (2) 0
Miscellaneous 0 0 0

Subfund-Park Maintenance
Miscellaneous 14,200 0 14,200

Recreation Fund
Subfund-Administration

Tax Receipts 766,484 766,484 (2) 0
Miscellaneous 5,000 5,000 0
Donations 0 0 0

Subfund-Facility Services
Fees and Admissions 52,496 0 52,496
Rentals 14,800 0 14,800
Concessions 7,200 0 7,200

Subfund-Recreation Programs
Miscellaneous 8,200 0 8,200
Programs 932,975 0 932,975

Subfund-Sunrise Park & Beach
Fees and Admissions 20,190 0 20,190
Rentals 7,400 0 7,400
Concessions 250 0 250
Programs 21,500 0 21,500

Subfund-Health and Fitness Center
Fees and Admissions 369,595 0 369,595
Rentals 9,000 0 9,000
Miscellaneous 0 0 0
Donations 0 0 0
Programs 57,300 0 57,300
Lessons 110,000 0 110,000

Subfund-Paddle Club
Fees and Admissions 87,965 0 87,965
Rentals 1,729 0 1,729
Merchandise 10,368 0 10,368
Programs 85,680 0 85,680
Lessons 0 0 0

Subfund-Aquatic Facility
Fees and Admissions 96,543 0 96,543
Rentals 11,286 0 11,286
Concessions 15,000 0 15,000
Miscellaneous 900 0 900
Programs 63,499 0 63,499
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Operating Budget Analysis (Revenues)

Less Other Total Adjusted
All Major Activities Summary Revenues Adjustments Revenues

Subfund-Golf Club
Fees and Admissions 786,884 0 786,884
Rentals 38,065 0 38,065
Concessions 73,500 0 73,500
Merchandise 108,000 0 108,000
Miscellaneous 0 0 0
Programs 18,000 0 18,000
Lessons 13,000 0 13,000

Audit Fund
Tax Receipts 3,000 3,000 (2) 0

Social Security Fund
Tax Receipts 162,000 162,000 (2) 0

IMRF 0
Tax Receipts 173,005 173,005 (2) 0

Special Recreation Fund
Subfund-Administration

Tax Receipts 220,073 220,073 (2) 0
Liability Fund

Tax Receipts 175,662 175,662 (2) 0
Debt Service Fund

Subfund-Administration
Tax Receipts 363,433 363,433 (2) 0
Bond Proceeds 0 0 (3) 0

Capital Master Plan Fund
Miscellaneous 0 0 0
Bond Proceeds 0 0 (3) 0

Total Adjusted Revenues 5,722,713 2,687,188 3,035,525
Notes:
  (1)Based on Park District's FY 2014 Budget 
  (2)Property tax receipts were analyzed separately based on the projected values of the additional units
  (3)The construction of the additional units is not anticipated to cause the District to issue additional

    debt
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Estimated New Revenues

Year of Occupancy 2013 2014 2015 2016 2017 2018 2019

Residential
Total Number of
  New Residents(1) 0 0 17 35 35 35 35

Additional Operating
 Revenues Per Resident(2) 357 357 357 357 357 357 357

Adjusted Additional
  Operating Revenues 0 0 6,071 12,499 12,499 12,499 12,499
Notes:
  (1)Reflects the addition of 16 units to the on the Property commencing in 2016 
  (2)  Determined by dividing the Total Adjusted Revenues by the District's Estimated Population Total 
         Population (8,500)
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EXHIBIT D-3 
 

Budget Analysis and Projection of Additional Expenditures 
  



Operating Budget Analysis (Expenses)   

Less Other Total Adjusted
All Major Activities Summary Expenditures Adjustments(1) Expenditures
District General Fund (2)

Subfund-Administration
  Personnel Services 184,071 184,071 0

Commodities 6,720 6,720 0
Contractual Services 217,530 217,530 0
Capital Improvements 0 0 0

Subfund-Park Maintenance
Personnel Services 217,393 217,393 0
Commodities 94,399 94,399 0
Contractual Services 57,750 57,750 0

Recreation Fund 0
Subfund-Administration

Personnel Services 350,460 350,460 0
Commodities 28,183 28,183 0
Contractual Services 201,919 201,919 0
Debt Service 352,688 352,688 0

Subfund-Facility Services
Personnel Services 47,709 47,709 0
Commodities 3,888 3,888 0

Subfund-Recreation Programs
Personnel Services 448,952 0 448,952
Commodities 51,544 0 51,544
Contractual Services 99,317 0 99,317
Capital Improvements 0 0 0

Subfund-Sunrise Park & Beach
Personnel Services 74,000 74,000 0
Commodities 24,114 24,114 0
Contractual Services 46,252 46,252 0

Subfund-Health and Fitness Center
Personnel Services 250,330 0 250,330
Commodities 34,700 0 34,700
Contractual Services 98,090 0 98,090
Debt Service 0 0 0

Subfund-Paddle Club
Personnel Services 121,384 121,384 0
Commodities 20,260 20,260 0
Contractual Services 34,225 34,225 0
Capital Improvements 0 0 0
Debt Service 56,477 56,477 0

Subfund-Aquatic Facility
Personnel Services 123,386 0 123,386
Commodities 38,795 0 38,795
Contractual Services 35,743 0 35,743
Debt Service 0 0 0
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Operating Budget Analysis (Expenses)

Less Other Total Adjusted
All Major Activities Summary Expenditures Adjustments Expenditures

Subfund-Golf Club
Personnel Services 577,591 0 577,591
Commodities 307,718 0 307,718
Contractual Services 227,144 0 227,144
Capital Improvements 0 0 0
Debt Service 201,196 201,196 0

Audit Fund
Contractual Services 15,300 15,300 0

Social Security Fund
Personnel Service 186,000 186,000 0

IMRF
Personnel Services 0 0 0
Contractual Services 182,100 182,100 0

Special Recreation Fund
Subfund-Administration

Personnel Services 19,091 19,091 0
Commodities 5,000 5,000 0
Contractual Services 95,034 95,034 0
Capital Improvements 79,863 79,863 0

Subfund-Park Maintenance
Personnel Services 13,873 0 13,873

Liability Fund
Personnel Services 0 0 0
Commodities 0 0 0
Contractual Services 169,809 0 169,809

Debt Service Fund
Subfund-Administration

Contractual Services 0 0 0
Debt Service 418,637 418,637 0

Capital Master Plan Fund
Contractual Services 1,500 1,500 0
Capital Improvements 81,000 81,000 0
Debt Service 0 0 0

Total Adjusted Expenditures 5,901,135 3,424,143 2,476,992
Notes:

  (2)Based on Park District's FY 2014 Budget 

  (1)Adjustments were made to reflect that a relatively small addition of 16 residential units would not require the Park District to 
incur additional costs other than for recreation programs, health and fitness, aquatic and golf of park facilities within the 
Development
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Estimated New Expenses

Year of Occupancy 2016 2017 2018 2019 2020

Residential
Total Number of
  New Residents(1) 0 0 17 35 35

Additional Operating
  Expense Per Resident(2) 291 291 291 291 291

Adjusted Additional
  Operating Expenditures 0 0 4,954 10,199 10,199
Notes:
  (1)Reflects the addition of 16 units to the on the Property commencing in 2016 
  (2)Determined by dividing the Total Adjusted Expenditures by the District's Estimated Population Total 
         Population (8,500)
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EXHIBIT D-4 
 

Fiscal Impact Analysis 
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ORDINANCE NO. 2016-__ 

AN ORDINANCE AMENDING THE LAKE BLUFF ZONING REGULATIONS 
TO ESTABLISH A PROCESS AND RELATED REGULATIONS 

 FOR THE APPROVAL OF PLANNED MIXED-USE DEVELOPMENTS 
 

  WHEREAS, planned developments are a specific type of zoning relief designed, 
in part, to encourage the flexible and creative development of real property; and 
 
  WHEREAS, the Village’s Zoning Regulations include a process for the approval 
of planned residential developments and planned commercial developments, but not planned 
developments designed for mixed uses within and adjacent to the Village’s Central Business 
District (“CBD”); and  
 
  WHEREAS, the Village received an application from ___________________  to 
develop the properties commonly known as ________________________ located in the CBD 
and B residence district (“R-4 District”) with mixed commercial and residential uses 
("Application"); and 
 
  WHEREAS, pursuant to Section 10-2-9D1 of the Zoning Regulations, the 
Application requested that the Village amend the text of the Zoning Regulations to establish a 
process and related regulations for the approval of planned mixed-use developments in the 
Village; ("Proposed Amendments"); and  
 
  WHEREAS, the Village’s Joint Plan Commission and Zoning Board of Appeals 
(“PCZBA”), pursuant to proper notice, conducted a public hearing to consider the Proposed 
Amendments on ________________, 2016, pursuant to Section 10-2-9D2 of the Zoning 
Regulations; and  
 
  WHEREAS, at the close of the public hearing, pursuant to Section 10-2-9D3 of 
the Zoning Regulations, the PCZBA recommended that the Village Board approve the Proposed 
Amendments as set forth in this Ordinance; and 
 

 WHEREAS, the Board of Trustees has determined that adoption of the Proposed 
Amendments as set forth in this Ordinance is in the best interests of the Village;  

NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND BOARD OF 
TRUSTEES OF THE VILLAGE OF LAKE BLUFF, LAKE COUNTY, ILLINOIS, AS FOLLOWS: 

Section 1. Recitals. 

The foregoing recitals are incorporated herein as findings and determinations of 
the Board of Trustees. 

Section 2. Public Hearing. 

A public hearing on the Proposed Amendments was duly advertised on or before 
__________, 2016, in the News-Sun.  The public hearing was commenced by the PCZBA on 
__________, 2016. On __________, 2016,  the PCZBA recommended that the Board of 
Trustees adopt the Proposed Amendments. 
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Section 3. Amendment to Section 10-1-2 of the Zoning Regulations.    

Pursuant to Section 10-2-9 of the Zoning Regulations, the text of Section 10-1-2 
of the Zoning Regulations is hereby amended to include a new defined term “Planned Mixed 
Development” by inserting the following entry in correct alphabetical order as follows: 

“PLANNED MIXED-USE DEVELOPMENT” or “PMD”: A tract of 
land which is developed in conformity with Chapter 15 of this 
Title.” 

Section 4. Amendment to the Zoning Use Table. 

 Pursuant to Section 10-2-9 of the Zoning Regulations, Section 10-13-3 of the 
Zoning Regulations is hereby amended to include "Planned Mixed-Use Developments" as a 
special use in the CBD and limited parcels within the R-4 District by inserting the following entry 
in correct alphabetical order, and the footnote in correct numerical order, as follows:   

 

Use Category 
SIC 

Code* 

ZONING DISTRICTS 

P = Permitted Use     S = Special Use 

Residential Commercial/Non-residential 
C-
E 

E-
1 

E-
2 

R-
1 

R-
2 

R-
3 

R-4 R-5 
R-
6 

CBD O&R 
AP-

1 
L-
1 

L-
2 

S R

Planned Mixed-Use 
Developments 

             S14   S14   S        

 
Section 5. Amendment to Create New Chapter 15 of the Zoning 

Regulations.    

Pursuant to Section 10-2-9 of the Zoning Regulations, the text of the Zoning 
Regulations is hereby amended to include a new Chapter 15, entitled “Planned Mixed 
Developments”, which Chapter 15 shall read as follows:  

[TEXT OF NEW CHAPTER 15 BEGINS ON SUBSEQUENT PAGE] 

                                                 
14 A lot in the B residence district (R-4 District) or a lot in the C residence district (R-5 District) may be 
used as part of a Planned Mixed-Use Development pursuant to a special use permit only if (i) the lot is 
adjacent to, or directly across a right-of-way from, a lot located in the Central Business District (CBD) and 
(ii) the lot is part of a development, which development is wholly or partially in the CBD. 
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“CHAPTER 15 
 

PLANNED MIXED-USE DEVELOPMENTS (PMDs) 
 
SECTION:  
 
10-15-1 General Provisions 
10-15-2 Procedure 
10-15-3 Standards and Conditions 
10-15-4 Authority to Modify Regulations 
10-15-5 Adjustments and Amendments to Approved Final Plans  
10-15-6 Application Requirements 
 
10-15-1 GENERAL PROVISIONS: 
 
A. Authority:  The Board of Trustees may grant special use permits pursuant to this 

Chapter and Section 10-4-2E of this Code to authorize the development of planned 
mixed-use developments (“PMDs”) in the districts where PMDs are listed as a special 
use in the Village’s Zoning Use Table in Section 10-13-3 of this Code. 
 

B. Purpose:  PMDs are a distinct category of special use. Within a PMD, the traditional 
use, bulk, space, and yard regulations may be relaxed if they impose unnecessary 
rigidities on the proposed development or redevelopment of a parcel or parcels of land 
that require an individual, planned approach. Through the flexibility of a PMD, the Village 
seeks to achieve the following specific objectives as appropriate and applicable for a 
particular proposed development, among others that will be in the best interests of the 
Village: 
 
1. stimulating creative approaches to mixed use development of land;  

2. providing more efficient use of land;  

3. preserving natural features and providing open space areas and recreation areas 
in excess of those required under standard zoning regulations; 

4. developing and implementing new approaches to the living environment through 
variety in type, design and layout of buildings, transportation systems, and public 
facilities; 

5. unifying buildings and structures through design; 

6. promoting long term planning to allow harmonious and compatible land uses or 
combination of uses with surrounding areas; 

7. promoting environmentally sound development practices; 

8. facilitating residential, commercial, and mixed-used development in harmony with 
the Village’s Comprehensive Plan; 
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9. enhancing the character and vitality of the Village’s central business district in 
harmony with adjacent residential neighborhoods; and 

10. promoting the public health, safety, and welfare. 

 
C. Parties Entitled To Seek PMD Approval: An application for a special use permit to 

permit a PMD may be filed by the owner of, or any person having a binding contractual 
interest in, the subject property. 
 

D. Size of Property: The provisions of this Chapter apply to any project that includes one-
half (0.5) acre or more of total land area. 
 

10-15-2 PROCEDURE: 
 
A. Development Concept Plan: 

 
1. Purpose. The Development Concept Plan provides an applicant the opportunity 

to submit a plan showing the basic scope, character, and nature of the entire 
proposed PMD without incurring undue initial costs. The initial required public 
hearing is based on the Development Concept Plan, thus permitting public 
consideration of the proposal at the earliest possible stage. Once approved, the 
Development Concept Plan binds the applicant to the following basic elements of 
development: 
 
a. categories of uses to be permitted;  

 
b. general location of land uses;  

 
c. overall maximum intensity of uses;  

 
d. the general architectural style of the proposed development;  

 
e. if applicable, general location and extent of public and private open space 

including pedestrian and recreational amenities;  
 

f. general location of vehicular and pedestrian circulation systems;  
 

g. preliminary staging of development; 
 

h. if applicable, general nature, scope, and extent of public dedications, 
improvements, or contributions to be provided by the applicant; and  
 

i. other elements as may be included in the approved Development 
Concept Plan.  
 

2. Application. An application for approval of a Development Concept Plan shall be 
filed in accordance with the requirements of Section 10-15-6 of this Chapter.  
 

3. Public Hearing. A public hearing shall be set, noticed, and conducted by the 
PCZBA in accordance with Section 10-4-2E of this Title. 
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4. Action by PCZBA. Within 60 days after the conclusion of the public hearing, the 

PCZBA shall make a recommendation to the Board of Trustees that the 
Development Concept Plan either be approved, be approved subject to 
modifications, or not be approved. The failure of the PCZBA to make its 
recommendation within 60 days after completion of the public hearing, or such 
further time to which the applicant may agree, shall be deemed a 
recommendation for the approval of the Development Concept Plan as 
submitted. 
 

5. Optional Submittal to the Architectural Board of Review. After the conclusion of 
the public hearing by the PCZBA concerning the Development Concept Plan, the 
Applicant may request that the Architectural Board of Review conduct an informal 
workshop meeting for the purpose of providing comments on the Development 
Concept Plan, which meeting, if requested and held, shall take place prior to the 
consideration of the Development Concept Plan by the Village Board. 
 

6. Action by Board of Trustees. Within 60 days after the date of the 
recommendation of the PCZBA, or its failure to act, as provided in Paragraph 4 of 
this Subsection, the Board of Trustees shall consider the recommendation of the 
PCZBA, and then either shall deny the application for approval of the 
Development Concept Plan, shall refer it back to the PCZBA for further 
consideration of specified matters, or, by ordinance duly adopted, shall approve 
the Development Concept Plan, with or without modifications and conditions to 
be accepted by the applicant as a condition of such approval; provided, however, 
that every such ordinance shall be expressly conditioned upon approval of a 
special use permit and Final PMD in accordance with Subsection 10-15-2C of 
this Chapter, and upon the applicant's compliance with all provisions of this Code 
and the ordinance granting the special use permit.  
 

7. Effect of Development Concept Plan Approval. Unless the applicant shall fail to 
meet time schedules for filing a Final Plan or shall fail to proceed with 
development in accordance with the plans as approved or shall in any other 
manner fail to comply with any condition of this Code or any approval granted 
pursuant to it, the Village shall not, without the consent of the applicant, take any 
action to modify, revoke, or otherwise impair an approved Development Concept 
Plan with respect to the elements of development set forth in Paragraph 10-15-
2A1 of this Section pending the application for approval of a Final Plan. In 
submitting such plans, the applicant shall be bound by the approved 
Development Concept Plan with respect to each such element. 
 

B. Optional Submission of a Final Plan: The applicant may submit a Final Plan for the 
proposed PMD pursuant to the requirements of Subsection 10-15-2C of this Section 
simultaneously with the submission of the Development Concept Plan. In that case, the 
applicant shall comply with all provisions of this Code applicable to submission of the 
Development Concept Plan and to submission of the Final Plan. The elements of both 
the Development Concept Plan and the Final Plan may be combined into a single set of 
plans. The PCZBA, ABR, and the Board of Trustees shall consider such plans 
simultaneously and shall grant or deny Development Concept Plan and Final Plan 
approval in accordance with the provisions of Subsections A, B, and C of this Section.  
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C. Final Plan: 
 
1. Purpose. The Final Plan is intended to particularize, refine, and implement the 

Development Concept Plan and to serve as a complete, thorough, and 
permanent public record of the planned mixed-use development and the manner 
in which it is to be developed. 
 

2. Application. After approval of the Development Concept Plan, the applicant shall 
file an application for Final Plan approval in accordance with the requirements of 
Section 10-15-6 of this Chapter within one year after the date of such approval or 
in stages as approved in the Development Concept Plan. The application shall 
be in substantial conformity with the approved Development Concept Plan. 
 

3. Public Hearing. A public hearing to consider the Final Plan shall be set, noticed, 
and conducted by the PCZBA in accordance with Section 10-4-2E of this Code. 
 

4. Coordination with Subdivision Ordinance. When a subdivision of land subject to 
the Village’s Subdivision Ordinance is proposed or required in connection with a 
PMD, review of the subdivision, including without limitation submittal and 
approval of plats of subdivision, shall proceed concurrently with review of the 
PMD and be completed simultaneously with review of and action on the Final 
Plan during the PMD process, and no further public process shall be required for 
the PMD to obtain subdivision approval. 
 

5. Action by PCZBA.  
 
a. Evaluation. Within 60 days after the filing of an application for approval of 

a Final Plan, the PCZBA shall, with such aid and advice of the Village 
staff and consultants as may be appropriate, commence its public hearing 
to review and make its recommendation on the plan. Such review shall 
consider:  
 

i. whether the Final Plan is in substantial conformity with the 
approved Development Concept Plan; and 
 

ii. the merit or lack of merit of any departure of the Final Plan from 
substantial conformity with the approved Development Concept 
Plan; and 
 

iii. whether the Final Plan complies with any and all conditions 
imposed by approval of the Development Concept Plan; and 
 

iv. whether the Final Plan complies with the provisions of this Code 
and all other applicable federal, State, and Village codes, 
ordinances, and regulations. 
 

b. Recommendation of Approval Based on Substantial Conformity. If the 
PCZBA finds substantial conformity between the Final Plan and the 
approved Development Concept Plan and further finds the Final Plan to 
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be in all other respects complete and in compliance with any and all 
conditions imposed by approval of the Development Concept Plan and 
with the provisions of this Code and all other applicable federal, State, 
and Village codes, ordinances, and regulations, it shall transmit the plan 
to the Board of Trustees with its recommendation that the Board of 
Trustees, by ordinance duly adopted, approve the Final Plan, with or 
without modifications and conditions to be accepted by the applicant as a 
condition of such approval, and shall grant a special use permit 
authorizing the Final Plan of the proposed PMD and such additional 
approvals as may be necessary to permit development of the PMD as 
approved. 
 

c. Recommendation of Approval without Substantial Conformity. If the 
PCZBA finds that the Final Plan is not in substantial conformity with the 
Development Concept Plan but merits approval notwithstanding such lack 
of conformity and otherwise conforms to the requirements of this Code, it 
shall transmit the plan to the Board of Trustees with its recommendation 
that the Board of Trustees, by ordinance duly adopted, approve the Final 
Plan, with or without modifications and conditions to be accepted by the 
applicant as a condition of such approval, and shall grant a special use 
permit authorizing the Final Plan of the proposed PMD and such 
additional approvals as may be necessary to permit development of the 
PMD as approved. 
 

d. Recommendation of Denial. If the PCZBA finds that the Final Plan is not 
in substantial conformity with the approved Development Concept Plan 
and does not merit approval, or if the PCZBA requires modifications to the 
Final Plan that are not accepted by the applicant, then the PCZBA shall 
transmit the Plan to the Board of Trustees together with its 
recommendation that the Final Plan not be approved. 
 

e. Failure to Act. The failure of the PCZBA to commence its public hearing 
within 60 days, or such further time to which the applicant may agree, 
shall be deemed to be a recommendation to the Board of Trustees to 
approve the Final Plan as submitted. 
 

6. Action by Architectural Board of Review. No later than 60 days after the 
conclusion of the public hearing by the PCZBA concerning the Final Plan, the 
Architectural Board of Review will conduct a public meeting for the purpose of 
conducting a site plan review pursuant to Section 10-2-8 of this Title concerning 
the Final Plan. Within 30 days after the conclusion of the public meeting, the ABR 
shall make its recommendation to the Board of Trustees that a site plan be 
approved, be approved subject to modifications, or not be approved. The failure 
of the ABR to make its recommendation within 30 days after the conclusion of 
the public meeting, or such further time to which the applicant may agree, shall 
be deemed a recommendation for the approval of the site plan as submitted.  
Nothing in this Paragraph shall prohibit the ABR from conducting its public 
meeting and undertaking its review of the Final Plan independent of the timing of 
the PCZBA’s public hearing and consideration of the Final Plan.  
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7. Action by Board of Trustees. Within 60 days after the ABR and the PCZBA have 
made their respective recommendations, or their failure to act as provided in 
Subparagraphs 5 and 6, respectively, of this Subsection, the Board of Trustees 
shall proceed as follows: 
 
a. Approval Based on Substantial Conformity. If the PCZBA has 

recommended approval of a Final Plan pursuant to Subparagraph 10-15-
2C5b of this Section, the Board of Trustees shall, unless it specifically 
rejects one or more of the findings of the PCZBA on the basis of 
expressly stated reasons, approve the Final Plan by a duly adopted 
ordinance; or 
 

b. Approval Without Substantial Conformity. In any case other than that 
specified in Subparagraph 10-15-2C7a of this Section, the Board of 
Trustees may, if it finds that the Final Plan merits approval and otherwise 
conforms to the requirements of this Title, approve the Final Plan by a 
duly adopted ordinance; or 
 

c. Referral Back to PCZBA. In any case other than that specified in 
Subparagraph 10-15-2C7a of this Section, the Board of Trustees may 
refer the Final Plan back to the PCZBA for further consideration of 
specified matters; or 
 

d. Conditions on Final Plan Approval. The approval of any Final Plan may 
be granted with or without modifications and conditions to be accepted by 
the applicant as a condition of approval. 
 

8. Recording of Final Plan. When a Final Plan is approved, the Village Administrator 
shall cause the Final Plan and Special Use Permit Ordinance, or the portions 
thereof as are appropriate, to be recorded with the Lake County Recorder. 
 

9. Limitation on Final Plan Approval. Construction shall commence in accordance 
with the approved Final Plan within one year after the approval of such plan, or 
within such time as may be established by the approved development schedule 
pursuant to the Special Use Permit Ordinance. Failure to commence construction 
within such period shall, unless an extension of time shall have been granted by 
the Village Administrator, automatically render void the Final Plan approval and 
all approvals of the planned mixed-use development and all permits based on 
such approvals, and the Village Administrator shall, without further direction, 
initiate an appropriate application to revoke the special use permit for all portions 
of the planned mixed-use development that have not yet been completed. 
 

10. Building and Other Permits. Except as provided in this Paragraph 10-15-2C10, 
appropriate officials of the Village, after receiving notice from the Village 
Administrator that the documents required for Final Plan approval have been 
approved and upon proper application by the applicant, may issue building and 
other permits to the applicant for the development, construction, and other work 
in the area encompassed by the approved Final Plan; provided, however, that no 
permit shall be issued unless the appropriate official is first satisfied that the 
requirements of any codes or ordinances of the Village, in addition to this Code, 
that are applicable to the permit sought, have been satisfied. Building permits 
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may, however, be withheld at the discretion of the Village Administrator or the 
Board of Trustees at any time it is determined that the development of the PMD 
is not undertaken in strict compliance with the approved Final Plan. 
 

10-15-3 STANDARDS AND CONDITIONS 
 
A. Special Use Permit Standards: No special use permit for a PMD shall be 

recommended or granted pursuant to this Section unless the applicant shall establish 
that the proposed PMD meets the standards made applicable to special uses pursuant 
to Subsection 10-4-2E3 of this Code. 
 

B. General Design Standards: No special use permit for a PMD shall be recommended or 
granted pursuant to this Section unless the applicant shall establish that the proposed 
PMD meets the following additional standards, to the extent practical and applicable to 
the specific PMD, and except as the Village Board may otherwise provide in the 
ordinance granting a PMD: 
 
1. Comprehensive Plan: The PMD shall not be inconsistent with the planning policies, 

goals, objectives, principles, and provisions of the Village's Comprehensive Plan. 
 

2. Public Welfare: The PMD shall be designed, located, and proposed to be operated 
and maintained so that it will not impair an adequate supply of light and air to 
adjacent property and will not substantially increase the danger of fire or 
otherwise endanger the public health, safety and welfare. 
 

3. Uses: The PMD may include uses permitted in the B residence district (R-4), the C 
residence district (R-5), and the Central Business District (CBD), in addition to other 
uses suitable to the proposed location of the PMD.   
 

4. Impact on Other Property: The PMD shall not be unnecessarily injurious to the use 
or enjoyment of surrounding properties for the purposes permitted pursuant to the 
applicable zoning district, shall not prevent the normal and orderly development and 
improvement of surrounding properties for permitted uses, shall not be inconsistent 
with the community character of the neighborhood, shall not alter the essential 
character of the neighborhood. The PMD must also address compliance with the 
Village's noise, lighting, and other performance standards.   
 

5. Impact on Public Facilities and Resources: The PMD shall be designed so that 
adequate utilities, road access, drainage, and other necessary facilities will be 
provided to serve the PMD.  
 

6. Archaeological, Historical or Cultural Impact: The PMD shall not substantially and 
adversely affect a known archaeological, historical, or cultural resource located on 
or off of the parcel(s) proposed for development. 
 

7. Parking and Traffic: The PMD shall have or make adequate provision to provide 
ingress and egress to the proposed use in a manner that minimizes traffic 
congestion in the public streets, provides appropriate cross access to adjacent 
properties and parking areas, and provides adequate access for emergency 
vehicles. Adequate parking shall be provided for the uses permitted in the PMD. 
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8. Landscaping, Open Space, and Buffering: Consistent with the nature of the 
proposed PMD, the PMD shall address landscaping, public open space, and other 
buffering features as necessary to reasonably protect uses within the development 
and surrounding properties, including without limitation reasonable and practical 
buffering related to the visual impact of the PMD on surrounding properties. 
 

9. Signage: Signage on the site of the PMD shall generally be in conformity with the 
Village’s Sign Regulations, except as may otherwise be specifically provided in the 
ordinance approving a PMD. 
 

10. Ownership/Control Area: The site of the PMD must be under ownership and/or 
unified control of the applicant. 
 

11. Compliance with Subdivision Regulations and Plat Act: All PMDs, whether or not 
they are by definition subject to the Village's subdivision regulations or the Illinois 
Plat Act, shall comply with all standards, regulations and procedures of the Village's 
subdivision regulations and the Plat Act except as is expressly provided otherwise 
in this Chapter, or as otherwise provided by the Board of Trustees pursuant to 
the ordinance approving the PMD, or the applicable sections of the Village's 
subdivision regulations.  
 

12. Covenants and Restrictions to be Enforceable by Village: All covenants, deed 
restrictions, easements, and similar restrictions to be recorded in connection with 
the PMD, if any, shall provide that they may not be modified, removed, or released 
without the express consent of the Board of Trustees and that they may be 
enforced by the Village as well as by future landowners within the PMD. 
 

13. Security and Site Control: The PMD shall include the plans necessary to describe, 
establish, and maintain appropriate property and building security and site control 
measures for the PMD and the property on which the PMD is located. These plans 
shall also include measures to address adverse impacts on neighboring properties. 
  

14. Integrated Design: A PMD shall be laid out and developed as a unit in accordance 
with an integrated overall design. This design shall provide for safe, efficient, 
convenient and harmonious grouping of structures, uses and facilities, and for 
appropriate relation of space inside and outside buildings to intended uses and 
structural features.  
 

15. Beneficial Common Open Space: To the extent practical, common open space in 
the PMD shall be integrated into the overall design. These open spaces shall have 
a direct functional or visual relationship to the main building(s) and shall not be of 
isolated or leftover character. The following would not be considered usable 
common open space: 
 
a. Areas reserved for the exclusive use or benefit of an individual tenant or 

owner; or reserved for the exclusive use of tenants or owners, but not the 
public. 

 
b. Dedicated streets, alleys and other public rights-of-way. 
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c. Vehicular drives, parking, loading and storage areas 
 

d. Irregular or unusable narrow strips of land. 
 

16. Functional and Mechanical Features: Storage areas, trash and garbage retainers, 
machinery installations, service areas, truck loading areas, utility buildings and 
structures, and similar accessory areas and structures shall be accounted for in the 
design of the PMD and enclosed or made as unobtrusive as possible. These 
features shall be subject to such setbacks, special planting or other screening 
methods as shall reasonably be required to prevent their being incongruous with 
the existing or contemplated environment and the surrounding properties. 
 

17. Vehicle Drives, Parking and Circulation: Principal vehicular access shall be from 
dedicated public streets, and access points shall be designed to encourage smooth 
traffic flow with controlled turning movements and minimum hazards to vehicular or 
pedestrian traffic. With respect to vehicular and pedestrian circulation, including 
walkways, interior drives and parking, special attention shall be given to location 
and number of access points to the public streets, width of interior drives and 
access points, general interior circulation, separation of pedestrian and vehicular 
traffic, adequate provision for service by emergency vehicles, sharing of parking 
between uses in the PMD, and arrangement of parking areas that are safe and 
convenient, and insofar as feasible, do not detract from the design of proposed 
buildings and structures and the neighboring properties. Landscaping shall be 
provided to screen parking areas from neighboring properties. 
 

18. Pedestrian and Bicycle Access and Circulation.  PMDs shall emphasize safe, 
efficient, and comprehensive pedestrian-friendly movement and shall further 
emphasize bicycle access and circulation, including without limitation providing 
connections to and from existing bike and walking paths so as to ensure a 
continuous route without gaps or disconnections. 
 

19. Lighting. Lighting for the PMD shall preserve and enhance the “dark at night” 
character of the Village by (i) enabling individuals to view essential detail to permit 
them to undertake their activities at night; (ii) facilitating safety and security of 
persons and property; and (iii) curtailing the degradation of the nighttime visual 
environment.    
  

20. Surface Water Drainage: Special attention shall be given to proper site surface 
drainage so that removal of surface waters will not adversely affect neighboring 
properties or the public storm drainage system. Surface water in all paved areas 
shall be collected at intervals so that it will not obstruct the flow of vehicular or 
pedestrian traffic. 

 
21. Compliance with Tree Regulations. The PMD must comply with all standards, 

regulations and procedures of the Village's tree regulations, as provided in Chapter 
11 of this Title. 
 

22. Compliance with Watershed Development Ordinance. The PMD must comply with 
all standards, regulations, and procedures of the Village's Watershed Development 
Ordinance, Ordinance 2001-16, as it may be amended from time to time. 
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23. Water and Sewer Service. The PMD must comply with all Municipal Code 
requirements concerning the public water supply and sanitary sewer service 
necessary  to serve the PMD. 

C. Conditions: The approval of a Final Plan may be conditioned on such matters as the 
Board of Trustees may find necessary to: (i) prevent or minimize any possible adverse 
effects of the proposed PMD, (ii) ensure compatibility of the various uses that may exist 
within the PMD; or (iii) ensure its compatibility with surrounding uses and development 
and its consistency with the general purposes, goals, and objectives of this Code, the 
Village’s Subdivision Code, and the Village’s Comprehensive Plan. Such conditions shall 
be expressly set forth in the ordinance approving the PMD. Violation of any such 
condition or limitation shall be a violation of this Code and shall constitute grounds for 
revocation of all approvals granted for the planned mixed-use development.  

 
10-15-4 AUTHORITY TO MODIFY REGULATIONS 
 
A. Authority: Subject to the standards and limitations in this Section, the Board of 

Trustees, as part of an approval of any PMD, may modify any provision of this Code or 
of the Village’s Subdivision Ordinance as they apply to an approved PMD, subject to the 
limitations in this Section. 
 

B. Standards: No such modification may be approved unless the Board of Trustees shall 
find that the proposed PMD: 
 
1. Will achieve the purposes for which PMD may be approved pursuant to Section 

10-15-1; 
 

2. Will not violate the general purposes, goals, and objectives of this Code and the 
Village’s Comprehensive Plan;  
 

3. Will result in a development providing amenities to the Village that may not be 
otherwise required under this Code or other applicable Village codes and 
ordinances, including without limitation such things as public art; plazas; 
pedestrian walkways; natural habitats; increased landscaping; buffering or 
screening; enhanced streetscape; enhanced pedestrian and transit supportive 
design; underground parking; and similar features. 

 
C. Other Limitations: In granting any PMD approval pursuant to this Chapter, the Board of 

Trustees shall in no event: 
 

1. Make less stringent any performance standard relating to noise, vibration, smoke 
and particulate matter, odors, toxic and noxious matter, radiation hazards, fire 
and explosive hazards, or heat or glare, that is applicable in the district in which 
the development is to be located or applicable to the particular use by reason of 
the regulations applicable in any district in which it might be located; or 
 

2. Reduce the minimum total lot area requirement by more than 50 percent. This 
limitation does not apply to any minimum lot area per unit requirement.  
 

D. Regulation During And After Completion Of Development:  After a Final Plan has 
been approved, that approved plan will constitute the regulations applicable to the 
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subject property, rather than any conflicting provision of this Title. No use or 
development not authorized by the approved plan will be permitted within the planned 
mixed-use development. 

 
10-15-5 ADJUSTMENTS AND AMENDMENTS TO APPROVED FINAL PLAN  
 
A. Adjustments: During the development of a PMD, the Village Board may authorize 

adjustments to an approved Final Plan that appear necessary to, and consistent, with 
proper completion of the development as contemplated by the approval ordinance. Such 
adjustments may include, without limitation, the following: 

 
1. Altering the location of any one structure or any part thereof, or any group of 

structures, by not more than five percent of the distance shown on the approved 
Final Plan between such structure or structures and any other structure or any 
vehicular circulation element or any boundary of the planned mixed-use 
development, whichever is less; and 
 

2. Altering the location of any circulation element by not more than five percent of 
the distance shown on the approved Final Plan between such circulation element 
and any structure, whichever is less; and  
 

3. Altering the location of any open space by not more than five percent of the 
distance shown on the approved Final Plan; and 
 

4. Altering any final grade by not more than five percent of the originally planned 
grade; and 
 

5. Altering the location or type of landscaping elements, provided that such minor 
adjustment will not result in the reduction of required landscaping or be 
inconsistent with the nature and type of landscaping required by the approved 
landscape plan.  

 
B. Standards.  Adjustments shall be consistent with the intent and purpose of this Title and 

the Final Plan, as approved, shall be the minimum necessary to overcome the particular 
difficulty, and shall not be approved if they would result in a violation of any standard or 
requirement of this Code.  All adjustments shall be approved by the Board by resolution 
duly adopted, subject to such review by the Board and other boards and commissions of 
the Village as the Board may deem appropriate.   
 

C. Amendments To Approved Final Plan After Completion Of Development: After 
completion of a PMD, an approved Final Plan may be amended in the same manner and 
subject to the same procedures and limitations, as required for adoption of an initial 
PMD under the terms of this Chapter.   

 
10-15-6 APPLICATION REQUIREMENTS:  
 
A. Minimum Data Requirements for All Applications. All Applications: Every application 

submitted pursuant to this Chapter shall contain at least the following information: 
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1. The owner's name and address and the owner's signed consent to the filing of 
the application. Full disclosure of the ownership of all legal and equitable 
interests in the lot is required. 

2. The lot owner's name and address, if different from the owner, and his or her 
interest in the lot. 

3. The names and addresses of all professional consultants, if any, advising the 
owner with respect to the application. 

4. The name and address and the nature and extent of any economic or family 
interest of any officer or employee of the village in the owner, the lot owner, or 
lot. 

5. The addresses and legal description of the lot. 

6. Descriptions and graphic representations of the proposal for which approval is 
being sought and of the existing zoning classification, use, and development of 
the lot and the adjacent area for at least two hundred fifty feet (250') in all 
directions from the lot. The scope and detail of such description shall be 
appropriate to the subject matter of the application, with special emphasis on 
those matters likely to be affected or impacted by the approval being sought in 
the application.  These descriptions and representations shall be provided no 
later than necessary for presentation by the applicant at the public hearing before 
the PCZBA pursuant to Section 10-15-2.A.3 of this Code.  

B. Applications For Development Concept Plan Approval: Every application for 
Development Concept Plan approval shall, in addition to the data and information 
required pursuant to Subsection A of this Section, provide at least ten (10) sets of plans 
and documents of the following: 

1. Development Concept Plan: A plan showing the basic scope, character, and 
nature of the entire PMD including the following information: 

a. Character: Explanation of the character of the PMD and the manner in 
which it has been planned to take advantage of the flexibility of these 
regulations. 

b. Ownership: Statement of present and proposed ownership of all land 
within the project, including present tract designation according to official 
records in offices of the county recorder. 

c. Nature and Type of Uses: Information on the nature and type of uses in 
the PMD and within each building proposed in the PMD. 

d. Service Facilities: Information on all service facilities and off street parking 
facilities in the PMD. 

e. Preliminary Architectural Drawings: Preliminary architectural drawings for 
all primary buildings shall be submitted in sufficient detail to permit an 
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understanding of the style of the development, and the height, number, 
location, and design of the building(s) in the PMD. 

f. Conceptual Site Plan: A conceptual site plan of the proposed PMD, 
including building locations, property lines, setbacks, streets, circulation 
systems for pedestrians, bicycles, and vehicles, open space, landscaped 
areas, and recreational facilities.  

g. Miscellaneous: Such additional information as may be required by the 
PCZBA 

C. Applications For Final Plan Approval: Every application filed pursuant to this chapter 
shall, in addition to the data and information required in Subsection A of this Section, 
provide the following information: 

1. Detailed Plan: A drawing of the PMD shall be prepared at a scale of not less than 
one inch equals one hundred feet (1" = 100') and shall show such designations 
as proposed streets (public and private), all buildings and their use, common 
open space, recreation facilities, parking areas, service areas and other facilities 
to indicate the character of the proposed PMD. The submission may be 
composed of one or more sheets and drawings and shall include: 

a. Boundary Lines: Bearings and distances. 

b. Easements: Location, width and purpose. 

c. Streets On And Adjacent To The Tract: Street name, right of way width, 
existing or proposed centerline elevations, pavement type, walks, curbs, 
gutters, culverts, etc. 

d. Utilities On And Adjacent To The Tract: Location, size and invert elevation 
of sanitary, storm and combined sewers; location and size of water 
mains; location of gas lines, fire hydrants, electric and telephone lines and 
streetlights; direction and distance to and size of nearest water mains and 
sewers adjacent to the tract showing invert elevation of sewers. 

e. Ground Elevations On The Tract: Show one foot (1') contours, show spot 
elevations at all breaks in grades, along all drainage channels or swales 
and at selected points not more than one hundred feet (100') apart in all 
directions. 

f. Subsurface Conditions On The Tract, If Required By The Village 
Engineer: Location and results of tests made to ascertain subsurface soil, 
rock and ground water conditions; depth to ground water unless test pits 
are dry at a depth of five feet (5'). 

g. Other Conditions On The Tract: Watercourses, floodplains, wetland 
delineations, marshes, rock outcrop, wooded areas, protected trees as 
designated in the Village’s tree protection regulations at section 10-11-4 
of this title, houses, barns, accessory buildings and other significant 
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features, and any federal, state or other non-Village permits required for 
the PMD. 

h. Other Conditions On Adjacent Land: Approximate direction and gradient 
of ground slope, including any embankments or retaining walls; character 
and location of buildings, railroads, power lines, towers and other nearby 
land uses or adverse influences; owners of adjacent platted land; for the 
adjacent platted land refer to subdivision plat by name, recording date 
and number and show approximate percent built up, typical lot size and 
dwelling type. 

i. Zoning On And Adjacent To The Tract: Zoning on and adjacent to the 
tract. 

j. Proposed Public Improvements: Highways or other major improvements 
planned by public authorities for future construction on or near the tract. 

k. Open Space: To the extent applicable, all lots intended to be dedicated 
for public use or reserved for the use of all lot owners with the purpose 
indicated. 

l. General Location, Purpose And Height: General location, purpose and 
height, in feet and stories, of each building. 

m. Map Data: Name of development, north point and scale, date of 
preparation and acreage of site. 

n. Water Facilities: The preliminary plat shall have depicted on its face all 
lakes, ponds, detention sites, retention sites and dams. This includes 
existing lakes, ponds, detention sites, retention sites and dams or 
proposed lakes, ponds, detention sites, retention sites or dams. If the 
water facility is proposed, the preliminary plat shall be accompanied by 
preliminary engineering plans, including the depth, capacity and relation 
of the water facility to proposed storm drain facilities. 

o. Miscellaneous: Such additional information as may be required by the 
PCZBA. 

p. Final Building Elevations and Floor Plans. Schematic drawings illustrating 
the design and character of the building elevations, types of construction, 
and floor plans for all proposed buildings and structures. The drawings 
shall also include a schedule showing the number, type, and floor area for 
all uses or combinations of uses, and the floor area for the entire 
proposed planned development. 

q. Traffic Studies: detailed information as required by the Village concerning 
traffic circulation within the PMD and the mitigation of traffic impacts 
created by the PMD on surrounding village, county, and state roads. 
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r. Watershed Development Ordinance: information as required by the 
Village to demonstrate compliance with the Village's Watershed 
Development Ordinance. 

2. Final Plat: A final land use and zoning plat, suitable for recording with the county 
recorder of deeds shall be prepared. The purpose of the land use and zoning plat 
is to designate with particularity the land subdivided into conventional lots as well 
as the division of other land not so treated into common open areas and building 
areas. The final land use and zoning plat shall include, but not be limited to: 

a. Legal Description Of Entire Area: An accurate legal description of the 
entire area under immediate development within the PMD. 

b. Subdivision Plat: A subdivision plat of all subdivided lands in the same 
form and meeting all the requirements of a normal subdivision plat. 

c. Legal Description Of Unsubdivided Use Area: An accurate legal 
description of each separate unsubdivided use area, including common 
open space. 

d. Location Of All Buildings To Be Constructed: Designation of the exact 
location of all buildings to be constructed, including minimum setbacks 
from lot lines. 

e. Certificates, Seals And Signatures: Certificates, seals and signatures 
required for the dedication of lands and recording the document. 

f. Tabulations On Separate Unsubdivided Use Area: Tabulations on 
separate unsubdivided use area, if any, including land area and number 
of buildings. 

g. Water Facilities: The location of all lakes, ponds, detention sites, retention 
sites and dams shall be depicted and accurately located on the final plat. 

3. Public Open Space Documents: To the extent applicable, common open space in 
the PMD that is to be dedicated for the use of the public shall be either conveyed 
to a municipal or public corporation, conveyed to a not-for-profit corporation or 
entity established for the purpose of benefiting the owners of the PMD or retained 
by the developer with legally binding guarantees, in a form approved by the 
village attorney, that the common open space will be permanently preserved as 
open area. All land conveyed to a not for profit corporation or like entity shall be 
subject to the right of said corporation to impose a legally enforceable lien for 
maintenance and improvement of the common open space. 

4. Public Facilities: The construction of all public facilities and improvements made 
necessary as a result of the PMD shall either be completed prior to final plat 
approval, or be guaranteed by a security deposit.  

5. Security Deposit: The satisfactory installation of the public facilities and 
improvements required to be constructed within the PMD shall be guaranteed by 
a security consistent with the Subdivision Regulations, including, without 
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limitation, a letter of credit, in an amount equal to one hundred ten percent 
(110%) of the estimated cost of public facility installations. The balance of the 
security deposit shall not be returned after the completion of the public facility 
installations unless a guarantee security deposit in an amount of ten percent 
(10%) of the total cost of the required facilities is first delivered to the village. 
Such guarantee security deposit shall be maintained for a period of twenty four 
(24) months. 

6. Delinquent Taxes: A certificate shall be furnished from the proper collector that 
all special assessments constituting a lien on the whole or any part of the lot of 
the PMD have been paid. 

7. Covenants: Final agreements, provisions or covenants which will govern the use, 
maintenance and continued protection of the PMD. 

8. Schedule: Development schedule indicating: 

a. Stages in which project will be built with emphasis on area, density, use 
and public facilities such as open space to be developed with each stage. 
Overall design of each stage shall be shown on the plat and through 
supporting graphic material. 

b. Approximate dates for beginning and completion of each stage. 

c. The mix of uses to be built in each stage. 

9. Traffic Mitigation: 

a. All new developments shall be required to provide a traffic study, 
prepared by a qualified traffic engineer, to establish trips generated, 
necessary road and other improvements, and other reasonably necessary 
information relating to traffic impact of the development on village, county 
or state roads. 

b. All developments shall be required to provide an employee traffic 
mitigation plan. The plan will establish specific actions by the owner to 
limit peak hour vehicular traffic generated by the development. These 
actions might include staggered work hours, ridesharing, vanpools, 
rideshare or transit promotion, or preferential parking plan. 

10. Lighting Plans: A final photometric/lighting plan for the proposed PMD including 
technical descriptions and cut sheets for all lighting fixtures. Any permitted 
accessory lighting fixtures shall be designed, arranged, and operated so as to 
prevent glare and direct rays of light from being cast onto any adjacent public or 
private property or street and so as not to produce excessive sky-reflected glare.   

11. Landscaping Plans.  A final landscape plan depicting the location, size, 
character, and composition of all trees, landscape materials and other vegetation 
for the PMD. 

12. Facilities Plans: Final plans for: 
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a. If applicable, roads including classification, width or right of way, width of 
pavement and typical construction details. 

b. Sanitary sewer system. 

c. Storm drainage system. 

d. Water supply system. 

D. Modification or Waiver of Application Requirements. Upon written request of the 
applicant, the Village Administrator may modify the requirements to submit any plans or 
documents required pursuant to this Section 10-15-6, provided that no required 
submittals may be waived without the prior review and approval of the Village Board. 
The applicant may, at its discretion, submit any or all of the materials set forth in 
Subsection C of this Section during the Development Concept Plan stage so that the 
applicant may receive approval of any such specified materials and elements of the 
required Final Plan at the Development Concept Plan stage.” 

[END OF NEW CHAPTER 15] 
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Section 6. Effective Date. 

This Ordinance shall be in full force and effect from and after its passage, 
approval, and publication in pamphlet form in the manner provided by law. 
 
PASSED this ____ day of ______, 2016, by vote of the Board of Trustees of the Village of Lake 
Bluff, as follows: 
 

AYES:   

NAYS:    

ABSTAIN:   

ABSENT:  

APPROVED this ____ day of ______, 2016. 
 
 
               
       Village President 
ATTEST: 
 
     
Village Clerk 
 
FIRST READING:       

SECOND READING:       

PASSED:        

APPROVED:        

PUBLISHED IN PAMPHLET FORM:      



  

 
 

 
Date:    June 8, 2016         
 
To:    Brandon Stanick, Assistant to the Village Administrator 
 
CC:    Drew Irvin, Village Administrator     
 
From:    Jeff Hansen, Village Engineer   
 
Subject:  120 E. Scranton Avenue Condominiums Traffic and Stormwater Comments  
 

 
Traffic & Parking 
 
The applicant submitted a Traffic Impact Study for the proposed 120 E. Scranton Avenue Condominiums prepared 
by  KLOA,  Inc.  and  dated May  13,  2016.    A  copy  of  the  study was  sent  to  Baxter  & Woodman  (the  Village’s 
consultant) for review.     
 
It  is  the conclusion of KLOA,  Inc.    that  the proposed development would not have an appreciable  impact on  the 
traffic in the area.  The study found the Level of Service for all traffic movements would remain at Level A (refer to 
page 20 of KLOA, Inc. study).  The study also concludes the proposal provides ample parking for the development.  
The proposed 32 off‐street parking spaces exceed the Village requirements for both the Central Business District 
and R‐4 District.     
 
KLOA, Inc. also suggests the Village consider making Oak Avenue a two‐way street between East North Avenue and 
East Scranton Avenue.  The traffic impact analysis within the study includes traffic projections and Level of Service 
analysis for Oak Avenue for both one‐way and two‐way traffic scenarios.  However, the study does not account for 
any loss of parking along Oak Avenue if it were opened to two‐way traffic.  
 
The Village’s consultant provided a Technical Memorandum dated June 2, 2016 with the results of their review of 
the  study.   The Village’s consultant  is  in general agreement with  the conclusions of  the  study by KLOA,  Inc and 
noted that Oak Avenue is not wide enough to accommodate both two‐way traffic and on‐street parking.   
 
Stormwater 
 
The  applicant  submitted  a  Preliminary  Engineering &  Stormwater  Report  prepared  by Mackie  Consultants,  LLC 
dated  May  16,  2016.    The  report  includes  an  analysis  of  the  requirements  of  the  Lake  County  Watershed 
Development Ordinance (WDO) and shows that the project is small enough that no stormwater detention or water 
quality  treatment would  be  required  by  the WDO.    The WDO  does  state  that  local municipalities  can  require 
detention if the local storm sewers lack adequate downstream capacity.  The storm sewers throughout much of the 



  
Village  lack adequate downstream capacity and  it has been  the standard practice of  the Village  to require some 
level of detention and an outlet restriction on development sites throughout much of the Village.   
 
The proposed development  includes an additional 0.21 acres of  impervious surfaces as compared to the existing 
bank development.  To offset the impact of this increase in impervious surface the applicant proposes installation 
of  permeable  pavers  in  the main  east‐west  driveway  and  includes  an  18”  gravel  layer  beneath  the  pavers  to 
provide  for  runoff  detention.      The  volume  of  the  proposed  detention  area  exceeds  the  Village’s  typical 
requirements for sites in this general area.   
 
The  Village  has  not  in  the  past  been  asked  to  accept  permeable  pavers  as  a means  to  achieve  the  detention 
requirement.   The submitted preliminary plans appear to meet the  intent of the requirements but the final plans 
will require review as well as the plans to maintain the system to ensure it continually provides runoff storage.  The 
final grading plan will also require review to ensure drainage of neighboring properties are not negatively impacted 
by the proposed system.   
 
Attachment:  Technical Memorandum from Baxter & Woodman 
 



  

TECHNICAL MEMORANDUM 

 

DATE: June 2, 2016 

TO: Jeff Hansen, PE, Village Engineer 

FROM: Jason J. Fluhr, PE, PTOE 

SUBJECT: Block 3 Revised Development and Trip Generation (Scranton between Oak 

and Evanston) Lake Bluff, IL 

 

Introduction 

The purpose of this memorandum is to review the traffic impact study for the new redevelopment 

proposal of Block 3 in the Village of Lake Bluff.  The previous redevelopment proposal which we 

reviewed in February 2016 has been withdrawn.  

 

Block 3 is the north side of East Scranton Avenue between Oak Avenue and Evanston Avenue.  The 

existing property was originally occupied by the Northern Trust Bank and was more recently a PNC 

Bank, which recently closed.  A proposed redevelopment to this site is in the planning stage, and 

includes a multi-family residential building with 16 units.    

 

Overall, we agree with the report and its findings, but have a few comments: 

 

- From a traffic engineering perspective, we have no issue with converting Oak Avenue to two-

way traffic between E. North Avenue and E. Scranton Avenue. 

 

- The report states that if Oak Avenue is converted to two-way traffic, a stop sign should be 

installed for northbound Oak Avenue traffic at E. North Avenue. A stop sign should also be 

installed for northbound Oak Avenue traffic at E. Scranton Avenue. 

 

- If Oak Avenue is converted to two-way traffic, parking should not be allowed on either side 

of the road at any time because the road is not wide enough to support two-way traffic and 

parking. 

 

 

 

 

 

 

 

 

 

 



REGULATION PROPOSED DIFFERENCE
DRAFT Downtown Design Guidelines for 

Multi-Family Residential Buildings**

Height CBD: Max. height of 30' and 2 stories
R-4: Max. height of 34'

Height: 35' and 3 stories CBD: +5' and +1 story (non-compliant)
R-4: +1' (non-compliant)

- Max. Bldg Height: 3 stories with third story daylight plane 
  restriction.
- Match or transition bldg. proportions between existing 
  adjacent bldgs.

Setbacks CBD Min. Setbacks:
- Scranton: 0'
- Oak (front yard): 0'
- North lot line (interior side yard): 18'*

R-4 Min. Setbacks:
- Front (Evanston): 20'
- Interior Side (north lot line): 12.5'
- Corner Side (Scranton): 25'

Central Business District Setbacks:
- Scranton: 0.04'
- Oak (front yard): 1.1'
- North lot line (side yard): 29.88'

R-4 Single Family Setbacks:
-Front (Evanston): 1'
- Interior Side (north lot line): 29.88'
- Corner Side (Scranton): 0.8'

+0.04' (Complies)
+1.1' (Complies)
+11.88' (Complies)

-19' (non-compliant)
+17.38 (Complies)
-24.2 (non-compliant)

- Min. Setback from Commercial Street: 8'. 
- Min. Setback from Residential Street: 15'.
- Upper floor setbacks are encouraged to create architectural
  articulation and interest, thereby minimizing potential   
  monotony of expansive facades.

Unit Count CBD Max. Units:
18 units (1 unit / 1,000 sq. ft. based on 
CBD lot size of 18,750 sq. ft.) 
R-4 Max Units and Floor Area:
- Max. Units: 1 SF house
- Max. Floor Area: 4,650 sq. ft. 

Units: 16 units / 33,000 sq. ft.
Floor Area: non-compliant.

Units: -2
Floor Area: (non-compliant)

Coverage CBD Max. Coverage:
- Max. Building Coverage: 60% or 11,250 sq. ft.

R-4 Max. Coverage:
- Max. Building Coverage: 30% or 4,275 sq. ft.
- Max. Impervious Coverage: 60% or 8,550 sq. ft.
- Max. FY Impervious Cov (Evanston): 35% of FY or 
  875 sq. ft.

- CBD Bldg Cov Approx: 13,000 sq. ft.

- R-4 Bldg Cov Approx: 10,200 sq. ft.
- R-4 Impervious Cov Approx: 12,500 sq. ft.
- R-4 Front Yard Impervious Cov Approx: 
  2,300 sq. ft.

- CBD Bldg Cov Approx: +1,780 sq. ft. (non-compliant)

- R-4 Bldg Cov Approx: +5,925 sq. ft. (non-compliant)
- R-4 Impervious Cov Approx: +3,950 sq. ft. 
  (non-compliant)
- R-4 Front Yard Impervious Cov Approx: +1,425 sq. ft. 
  (non-compliant)

Parking Min. Residential Parking in CBD:
- 1.5 spaces / unit on first floor
- 1 space / unit for other floors

Min. Parking for Residence Dists: 2 spaces

Proposed spaces: 2/unit or 32 spaces Exceeds required minimum number of parking spaces 
(Complies).

- Parking areas discouraged between buildings and public 
  streets.
- Parking areas encouraged behind buildings, shared 
  parking lots, and/or underground.

NOTES:

PROPOSED BLOCK THREE REDEVELOPMENT: 120 SCRANTON DEVELOPMENT ZONING ANALYSIS

*Section 10-6A-5C(3)(b): Any building on any lot in CBD block three that abuts the rear lot line of a lot zoned in a residential district shall have a building setback from said rear lot line of not less than 18'.
**Downtown Design Guidelines have not been finalized and are provided for information and reference purposes.



































































VILLAGE OF LAKE BLUFF 
 

Memorandum 
 

 
TO:   Chair Kraus and Members of the Joint Plan Commission & Zoning Board of Appeals 
 
FROM:  Brandon J. Stanick, Assistant to the Village Administrator 
 
DATE:  June 10, 2016 
 
SUBJECT:  Agenda Item #4 – 515 Cambridge Lane Request for Zoning Relief 
 

 
 

 
Applicant Information: 
 

 
Christopher & Marguerite Burke (Contract Purchasers) 
Cambridge Lane Land Trust – John Merritt, Beneficiary 
 

Location: 
 

515 Cambridge Lane 
 

Existing Zoning: 
 

E-1 Zoning District (single-family residential) 
 

Purpose: To grant variations from the minimum lot frontage and 
lot width requirements to confirm buildability of eastern 
parcel of 515 Cambridge Lane for construction of new 
single family residence.  
 

Requested Action: 
 

Seeking zoning variation from the minimum lot frontage 
and minimum lot width requirements (Sections 10-5-1, 
10-5-2, and 10-5B-4)  
 

Public Notice: Lake County News Sun – May 30,, 2016 
 

Lot Areas Existing:  Lot 7:    (68,763 square feet) 
West Portion of Lot 8:  (65,621 square feet)  
 

Existing Land Use: Single-family residential  
 

Surrounding Land Use:  North, East & West: Single-family residential  
 South: Lake Forest Cemetery  

 

Comprehensive Plan Land Use 
Objectives: 

 Preserve the unique residential character of the area;  
 Encourage rehabilitation & control redevelopment in 

an orderly manner compatible with neighboring 
properties. 

 

Zoning History: Not applicable 
 

Applicable Land Use Regulations:  Section 10-5-1: Lot Frontage Regulations 
 Section 10-5-2: Lot Width Regulations 
 10-5-5B-5:  E-1 Minimum Lot Width  
 



 
Background and Summary 
 
On May 20, 2016, the Village received an application from the contract purchasers of the parcel of land 
that currently functions as the easterly side yard of 515 Cambridge Lane.   The current owners of 515 
Cambridge Lane are proposing to sell the easterly parcel, however the easterly parcel has a lot frontage 
on Cambridge Lane and a technical lot width that is less than the minimum dimensions required by the 
zoning code.   Please refer to “Attachment A” which is an aerial photograph which has been marked in 
the color “blue” to indicate the current location and configuration of the property commonly known as 
515 Cambridge Lane.  
 
In 1965 the Village of Lake Bluff approved the Imperial Woods Subdivision. This was a subdivision of 
the original estate property with an address of 1 Moffett Road that extended from the lakefront on the east 
to Moffett Road on the west and along the northerly limit of the Lake Forest Cemetery and the City of 
Lake Forest.  The Imperial Woods subdivision broke up the estate into a total of 9 parcels.  Included as 
“Attachment B” is an aerial photograph showing the easterly end of the lots in the subdivision, including 
the lot on which the estate house is located on Lake Michigan;  a large vacant parcel known as Lot 8 with 
the exception of a storage structure; and Lot 7 on which the existing single family residence known as 515 
Cambridge Lane is located. 
 
At the time of the Imperial Woods Subdivision in 1965, the owner of the estate home on the lake also 
retained ownership of Lot 8.  1n 1977, Lot 8 was subdivided into two parcels and this subdivision of Lot 
8 was approved by the Village. The easterly portion of Lot 8 was retained by the owner of the lakefront 
property while the westerly portion of Lot 8 was eventually acquired by the owner of Lot 7, commonly 
known as 515 Cambridge Lane.  With the exception of  an older storage structure in the southwest corner 
of the westerly portion of the original Lot 8, both portions of Lot 8 have remained vacant to this time.  
 
Zoning Analysis 
 
Village Staff has conducted the required zoning analysis of the current property known as 515 Cambridge 
Lane (Lot 7 on which the single family home is located and the westerly portion of the original Lot 8 on 
which just a storage building is located).   
 
Lot 7 on which the single family home is located has a total lot area of 68,763 square feet which is in 
excess of the minimum lot size required of 65,340 square feet (1&1/2 Acres) in the E-1 Single Family 
Estate District.  Lot 7 has a lot frontage and lot width in excess of 300 feet which exceeds the minimum 
lot width and lot frontage requirement of 150 feet.  
 
The western half of Lot 8, which is the portion of the 515 Cambridge Lane parcel proposed for sale has a 
lot area of 65,621 square feet which also exceeds the minimum required lot size of 65,340 square feet.  
However, Lot 8 only has a lot frontage on the Cambridge Lane Right-of-Way of 9.71 feet. This is the 
same lot frontage that has existed since 1977 when the Village approved the subdivision of Lot 8.  In 1977, 
the Village’s zoning code did not include a minimum lot frontage requirement.   The 9.71 foot length of 
frontage is depicted as a short “red” line on “Attachment C”.    
 
By definition lot width is to be measured along a line parallel to the lot frontage at a distance 50-feet back 
from the right-of-way line (50-feet being the front yard setback requirement in the E-1 District).  An arc 
measured along the 50 foot setback line has a total length of approximately 123-feet which is under the 
minimum required technical lot width of 150-feet for lots in the E-1 District.  The western half of Lot 8 



has an average east to west dimension of approximately 280 feet and an average north to south dimension 
of 220 feet. For this irregular lot layout relative to the public right-of-way it is Village Staff’s opinion that 
the lot width of the westerly half of Lot 8 does meet the intent of the minimum lot width regulation for 
the E-1 District.  
 
As noted, the lot frontage of the western half of Lot 8 (the lot proposed for sale and construction of a new 
single family home) is only 9.71 feet.  This dimension is the absolute bare minimum required for a single 
lane driveway for acess to and from Cambridge Lane.  As a result of this constriction the owner of 515 
Cambridge has proposed a minor resubdivision of Lot 7 and the western portion of Lot 8 so that 
approximately 120 square feet of land will become part of the lot for sale (the western half of the original 
Lot 8.  This land transfer will result in the lot frontage of the westerly portion of Lot 8 increasing from 
9.71 feet to 35.92 feet.    This small area of land transfer is indicated in the color “yellow” on “Attachment 
C”.    
 
Included as “Attachment D” is an enlargement of the far northwesterly corner of the westerly portion of 
Lot 8.  The proposed land transfer is shown in the highlighted color “pink”.  
 
Included with the Application Materials is the draft plat of resubdivision showing the transfer of 
approximately 120 square feet from Lot 7 to the westerly portion of Lot 8.  The subdivision will be 
considered by the Village Board upon a receipt of a recommendation by the PCZBA on the necessary 
zoning variations.   
 
Zoning Variations Required 
 
Upon Completion of the land transfer the westerly portion of Lot 8 will require the following variations: 
 

 A 76% variation from the minimum lot frontage requirements of Section 10-5-1, Lot Frontage, 
and Section 10-5-2, Lot Width, to permit a lot frontage of 35.92 feet where 150-feet is required: 
and 

 
 A 18% variation from the minimum lot width requirements of Section 10-5-2, Lot Width, and 

Section 10-5B-5, Lot Area and Width, to permit a technical lot width of 123 feet where 150 feet 
is required.  

 
The Petitioners have addressed the Standards for Variation in their application which is attached.  The 
PCZBA should consider if the Petitioners’ statements and submitted materials satisfy the established 
standards for variation.   
 
PCZBA Authority 
 
Because Minimum Lot Frontage and Minimum Lot Width Requirements are not Bulk Regulations the 
PCZBA has recommending authority only regardless of the percentage of variation.   Therefore, the 
PCZBA has the authority to:  

 Recommend the Village Board approve, approve with conditions or deny the request for: 
o A 76% variation from the minimum lot frontage requirements to allow for the westerly 

portion of Lot 8 to become a buildable lot.  
o An 18% variation from the minimum lot width requirements to allow for the westerly 

portion of Lot 8 to become a buildable lot.  



Recommendation 
 
Following the public hearing to consider the requested zoning relief, the PCZBA should take one of the 
following actions: 
 

 If more information is required, continue the public hearing to a date certain to allow the Petitioners 
to provide additional information; or 

 If more information is not required, vote to:  
o Recommend the Village Board approve, approve with conditions, or deny the request for 

a 76% variation from the minimum lot frontage requirements 
o Recommend the Village Board approve with conditions, or deny the request for a 18% 

variation from the minimum lot width requirements.  
 
Attachments 

 
o Attachment “A” – 515 Cambridge Lane Vicinity Map  
o Attachment “B” – Exhibit Showing Easterly End of Imperial Woods Subdivision 
o Attachment “C” – Lot Frontage Conditions for Westerly Portion of Lot 8 
o Attachment “D” – Detail Exhibit of Lot Frontage Conditions for Westerly Portion of Lot 8  
o Petitioners’ zoning application and related material. 

 
If you should have any questions concerning the information provided in this memorandum please feel 
free to contact me at 847-283-6889. 
 

































VILLAGE OF LAKE BLUFF 
 

Memorandum 
 

 
TO:   Chair Kraus and Members of the Joint Plan Commission & Zoning Board of Appeals 
 
FROM:  Brandon J. Stanick, Assistant to the Village Administrator 
 
DATE:  June 10, 2016 
 
SUBJECT:  Agenda Item #5 – Text Amendment Allowing Tram Lift Systems on Bluffs  
 

 
Background and Summary 
 
The Village of Lake Bluff’s Zoning Regulations allow for paths/steps at grade, decks, benches and 
stairs, to be constructed in a bluff or ravine provided the improvement(s) do not adversely affect 
stormwater drainage, or unnecessarily accelerate erosion of the bluff or ravine, or otherwise create a 
hazardous condition or public nuisance.  Despite the relatively less destructive construction impacts, the 
installation of trams (or electric lift systems) have required zoning relief which historically has taken the 
form of “use variations.”  For your reference, the Village has granted use variations to allow for the 
installation of electric lift systems at two different Country Estate zoned, lake front properties in 2004 
and 2007.  As you will recall, the Village has stopped granting use variations opting for the more 
appropriate legal approach of considering text amendments and creating new special use permits to 
authorize improvements or uses not expressly authorized under the Code. 
 
The petitioners, Ed and Margaret Fiorentino, are seeking to amend the Lake Bluff Zoning Code section 
regarding bluff and ravine regulations that prohibit the construction of an accessory structure in any 
bluff or ravine.  You may recall the Petitioners recently sought and were granted zoning relief by the 
Village to construct a new pool house (with light, heat and bathing facilities) which is being built at the 
same time as their new residence on Lot 5 in the Lansdowne Subdivision; at this time, they are 
proposing to install an electric lift system (with necessary landings) to provide access from the top of the 

 
Applicant Information: 
 

 
Ed and Margaret Fiorentino (Petitioners) 
 

Purpose: To consider a text amendment to create a new special use 
permit for electric lift systems (trams) for certain 
qualifying properties or a text amendment to permit the 
same as of right, subject to certain standards.  
 

Public Notice: Lake County News Sun – May 30, 2016 
 

Applicable Land Use Regulations: Section 10-12-4: Buildings and Structures; and 
Section 10-12-5: Construction Activity in Bluff and 
Ravine Protection Areas  
 



bluff to the bottom for access to the shoreline and waste via a Special Use Permit or as of right.  The 
proposed design and location of the electric lift can be found in the diagram provided by the applicant.  
The location is near an existing deteriorating wooden stair system generally located in the center of the 
eastern portion of the property.  The exact location has been marked on the property should Members 
wish to review the project site. 
 
Required Zoning Relief 
 
The PCZBA has some flexibility, depending on comfort with this application and how future similar 
requests for trams are processed, in how this type of improvement is authorized.  Again, the only 
exceptions to the prohibition of structures in/on bluffs and ravines are paths/steps at grade, decks, 
benches and stairs.  The Petitioners are seeking to either (i) amend the code to add trams (electric lifts) 
to the list of exceptions or, should the PCZBA wish to continue to review improvements of this nature, 
(ii) create and grant a Special Use Permit that will allow them to install the tram subject to any special 
conditions that might further the Village’s general objective to protect and maintain bluffs and ravines in 
the Village.  
 
The standards for special use permits and the guiding principles for text amendments are addressed in 
the zoning petition. Please disregard responses to the standards for variation since the petition requests a 
text amendment and a special use permit.   
 
PCZBA Authority 
 
The PCZBA has authority to: 
 

 Recommend the Village Board approve or deny the request for:  
o a text amendment to create a new special use permit for electric lift systems (trams) for 

certain qualifying properties or a text amendment to permit the same as of right, subject 
to certain standards; and  

o a Special Use Permit that will allow the Petitioners to install the tram on the property 
subject to any special conditions that might further the Village’s general objective to 
protect and maintain bluffs and ravines in the Village.  
 

Recommendation 
 
Following the public hearing to consider the requests, the PCZBA should take one of the following 
actions: 
 

 If more information is required, continue the public hearing to a date certain to allow the 
Petitioners to provide additional information. 

 If more information is not required, vote to:  
o Recommend the Village Board approve or deny the request for:  

i. a text amendment to create a new special use permit for electric lift systems 
(trams) for certain qualifying properties or a text amendment to permit the same 
as of right, subject to certain standards; and  

ii. in the event the PCZBA wishes to review such structures, a Special Use Permit 
that will allow the Petitioners to install the tram on the property subject to any 



special conditions that might further the Village’s general objective to protect and 
maintain bluffs and ravines in the Village.   

Attachments 
 

 Petitioners’ zoning application and related material; and 
 Memorandum Dated June 10, 2016 From Engineering Department Representative George 

Russell Concerning Tram Lift System Installation on Bluffs. 
 

If you should have any questions concerning the information provided in this memorandum please feel 
free to contact me at 847-283-6889. 
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