
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. 



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.
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"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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Tab 1 

  



 

3591801v1/29899-0006  

 

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.   

 



 

 

Tab 2 
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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 



 

3591801v1/29899-0006  

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. 



 

 

Tab 3 
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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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4.01  Legal Description 
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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) 
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