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PUBLIC NOTICE OF MEETING 
 
 

In accordance with the Statutes of the State of Illinois and the Ordinances of the City of 
Highland Park and the City of Highwood, a meeting of the Fort Sheridan Joint Plan Commission 
of the City of Highland Park and the City of Highwood is scheduled to be held at the hour of 
6:30 P.M., on Monday, October 19, 2015, in the Highwood City Hall, 17 Highwood Avenue, 
Highwood, Illinois, during which meeting it is anticipated that there will be a discussion of the 
following agenda items: 
 

City of Highland Park and City of Highwood 
Fort Sheridan Joint Plan Commission 

Monday, October 19, 2015 
Highwood City Hall 

17 Highwood Avenue 
6:30 p.m. 

 
 

MEETING AGENDA 
  

I. Call to Order 
 
II. Roll Call 
 
III. Approval of Minutes 

 
IV. Scheduled Business 

 
a. Public Hearing and consideration of variations to the City of Highwood’s 

codes Section 11-5C-5:C Impervious Surface and 11-5C-4 Rear Yard 
Setbacks concerning the property located at 786 DeRoo Loop 
 

V. Other Business 
 

VI. Adjournment 
 
 
 

 



INSTRUCTIONS TO THE PETITIONER: 
 

You may seek a variation from the Zoning Ordinance of the City of Highwood, as amended.  
These instructions are provided as a courtesy by the City of Highwood.  They are not a 
substitute for your own legal research or legal counsel.  You may wish to seek legal advice in 
your Petition for Variation as it will aid in the prompt determination of your Petition.  
Copies of the Zoning Code are available for inspection and/or purchase at Highwood City 
Hall. 
 
The City may require that any requests for zoning changes be accompanied by an application 
to the Lake County Soil and Water Conservation District.  If that is the case, that District 
requires at least a thirty (30) day advance notification.  Generally, Lake County Soil and 
Water Conservation District approval will be required only when it appears that the variation 
proposed has substantial changes to topography and the like. 
 
Zoning variations and Special Use Permits are controlled by Section 9.0 of the Highwood 
Zoning Code.  They are heard by the Planning and Zoning Commission.  Your petition 
must disclose the following items: 
 

(1) The name of the Petitioner; 

(2) The fee holder (holder of the title of the property); if the two are not one in the same, 
you must disclose how the Petitioner is legally authorized to present the variation 
petition, and the fee holder must consent in writing to the petition; 

(3) The full legal description of the property, common address and parcel identification 
number.  You should submit a copy of a Deed, Title Policy or Plat-of-Survey containing 
the legal description.  If you are a tenant, you must submit an executed copy of your 
lease agreement; 

(4) You must describe in detail the scope of work and the zoning variation or special use 
sought.  If the variation includes an encroachment, state the extent of the encroachment.  
Specify the provisions of the Zoning Code from which you are seeking a variation and 
include such site plans, sketches, diagrams, engineering studies or other relevant 
materials which help to explain the variation and why you qualify for a variation 
pursuant to Section 9.7 of the Zoning Code; 

(5) An application fee in the sum of $600.00 (3 or less units) or $900.00 (4 or more units 
and Commercial) payable to the City of Highwood must be enclosed. 

(6) Additionally, the City Manager’s Office required the application to provide an escrow in 
the amount of $2,500. The escrow covers the cost of publication, attorney fees, 
consultant fees, court reporting services and any other fees incurred as a result of your 
petition; 

(7) It is your responsibility to explain in detail in your petition (be prepared to present 
competent evidence to the Planning and Zoning Commission) why you qualify for the 
zoning variation or special use.  The variation can only be granted if the following 
conditions exist: 

a. You must establish the hardship you will incur if the variation is not granted.  
State your hardship.  For example, “My kitchen is located on the side of the house and I 
need a larger kitchen for my family.  If we try to location the kitchen in another area of the 
house it will be prohibitively expensive;” 



b. The construction or use is in harmony with the surrounding construction or use; 

c. The construction or use is not objectionable to the surrounding residents; 

d. Strict application of the provisions of the Zoning Ordinance would deprive you, 
the petitioner, of any reasonable use of this land.  Mere loss and value shall not 
justify a variation; there must be a deprivation of beneficial use of the land; 

e. The variation or special use is only a minor deviation of the provisions of the 
Zoning Ordinance. 

 
ALL REQUESTS FOR A ZONING VARIATION MUST BE SUBMITTED TO 
THE BUILDING/ZONING OFFICIAL AT LEAST TEN (10) DAYS PRIOR TO 
THE NEXT SCHEDULED CITY COUNCIL MEETING.  During that ten (10) day 
period the application will be reviewed by the Mayor, Building Official and Zoning 
Administrator for completeness.  If the application is determined to be complete, generally 
speaking, that application will be referred to the Planning and Zoning Commission at the 
next City Council meeting.  The Planning and Zoning Commission will hold and schedule a 
public hearing as required to review your petition. 

 
Your attendance at the public hearing is required.  You will be required to present your 
petition.  It is your responsibility to be familiar with the Zoning Code and request any relief 
you deem appropriate and to be forthcoming with any facts or circumstances which may be 
important for a review of your petition.  THEREFORE, IF THERE ARE ANY DATES 
AT WHICH YOU CANNOT ATTEND THE HEARING, THE SAME SHOULD 
BE NOTED IN YOUR PETITION. 

 
After the hearing the Planning and Zoning Commission will make its recommendations and 
the Chairman will forward a written recommendation to the City Council.  The City Council 
may then approve or deny the recommendation.  Generally speaking, this will occur at the 
next meeting of the City Council following the Planning and Zoning Commission hearing.  
If the variation is approved, an ordinance is drafted and voted upon at the next City Council 
meeting.  Assuming the variation is granted, you must make your submission to the Building 
and Zoning Official for plan review and issuance of the appropriate permits.   

 
PLEASE NOTE THAT THE CITY MAY IMPOSE A REQUIREMENT THAT 
YOU, AS THE PETITIONER AND/OR THE OWNER, PAY ALL COSTS 
(STAFF, LEGAL, ENGINEERING, PLANNING, ETC.) THAT ARE INCURRED 
BY THE CITY AS A RESULT OF YOUR PETITION, OR THE 
DEVELOPMENT PROCESS. 

 
Depending on various schedules, the length of the hearings, the zoning variation process may 
take six (6) to twelve (12) weeks with an additional two (2) to four (4) weeks to obtain a building 
permit.  Please plan accordingly. 

 
Copies of the Zoning Ordinance and Rules of Procedure for the Planning and Zoning 
Commission are available upon request. 

 
Attached to these instructions is a form for reference only. 
 
Very Truly Yours, 

Highwood Planning and Zoning Commission 



 
CITY OF HIGHWOOD – PETITION FOR A VARIATION 

 
GENERAL INSTRUCTIONS 

 
1. Please type or print legibly; 

 
2. If more room is required for any answer, attach an Exhibit; 

 
3. Include twelve (12) copies of all “required documents.”  Required documents 

include: a lease (if you are a tenant), a deed or title policy, a site plan, a current 
plat-of-survey and plans showing elevation(s) and/or floor plan; 
 

4. Include a check payable to the City of Highwood in the sum of $600.00 (3 or less units) 
or $900.00 (4 or more units and Commercial) being the application fee; 
 

5. If applicable, include a copy of the Lake County Soil and Water Conservation District 
application.  Please indicate the date of filing of said application. 
 

APPLICATION 
 

1. Name, address, telephone number(s) (home, work, fax, pager, and cellular) and e-mail 
address of applicant. 
 
Lucy and Jim Hospodarsky 
786 DeRoo Loop 
847-971-3964 (cell) 
847-681-1123 (home) 
lhospo@att.net 
 

2. Name, address, telephone number(s) (home, work, fax, pager, and cellular) and e-mail 
address of attorney for applicant. 
 
None 
 

3. Name, address, telephone number(s) (home, work, fax, pager, and cellular) and e-mail 
address of owner of property (fee holder).  If the property owner is different than 
applicant please specify why applicant is legally authorized to present this petition.  
Include written proof of such authority (e.g. Power of Attorney).  Include a copy of the 
deed or title insurance policy showing title in the property owner. 
 
Same 
 

4. Indicate when and how the property owner acquired title to the property for which a 
variance is sought.  If you are not the property owner, state your interest in the property 
and be prepared to provide documentation of your interest at the hearing. 
 

amarquez
Highlight



Owner acquired property from the Town of Fort Sheridan builder Red Seal in August 
1999. 
 

5. Provide the legal description, common address and parcel identification number of the 
property. 
 
See exhibit A attached 
 

6. State the Zoning District in which the property is located. 
R-3 
 

7. State the scope of the work and indicate the specific variation you are requesting.  Attach 
such diagrams, drawings or other information as may be useful to the Planning and 
Zoning Commission in understanding your variation.  You must indicate the specific 
sections of the Highwood Zoning Code for which the variation is sought. 
 
The project includes the expansion of a patio and addition of two seating walls and an 
outdoor gas fire pit.  We will also be replacing some bushes and adding perennials.   
 
The variations we are seeking is for: 

 Impervious Surface Section 11-5C-5:C 
We are asking to go 7% above the maximum of the code. 
 
 

 Rear Yard Setback Section 11-5C-4 
We are asking to be under the minimum yard setback by 3 feet 

  
Please see item # 8 for the explanation of additional land that is adjacent to our property 
across the rear that would help support the granting of the variation. 
 

8. Explain why the proposed variation or use is in harmony with the surrounding construction 
or use. 
 
There is one major factor that would support the granting of the variations: 
 
There is a large piece of land between our back yard and the homes on Westover Rd. that 
are bordered by trees.  This additional land runs across all three houses from north to south; 
we are the middle house.  This additional land looks as though it really is part of our 
property, and our neighbors’ on the north and south side.  The area from the end of our 
property line to the trees (the “buffer land”), is very large (rough estimate of almost 1000 sq 
feet).  The Westover homes are rentals, most of which have already been renovated and are 
now occupied so construction phase is nearly complete (homes directly in back of us are 
done).  The likelihood that the owner of the Westover rental units would build any structure 
from the tree line to the east, which would then touch our property line, is close to zero.   
 
 

a. Min. Yard Setback Variance - Since the “buffer land” looks to be part of our 
property, the expansion of the patio, although technically violating the rear yard 
setback by 4 feet, does not negatively impact the appearance of the surrounding area 



and will not jeopardize the open feel of the surrounding area.  No impact on 
neighbors at all.  In fact, no neighbor sees our back yard due to the trees and garage. 

b. Impervious Surface Variance – Water drainage will not be compromised if the 
variance is granted for two main reasons.  The primary reason is the existence of the 
large piece of “buffer land” present across the west side of our property line, and 
extending from north to south, along all three homes.  As stated before, in a. above, 
the “buffer land” would likely never have any hard surface placed there.  Another 
reason why there would be no impact if the variation is granted is that there is a 
storm water sewer in between our yard and the south side neighbor’s yard.   
 

The expansion of our current patio is in harmony with our surroundings.  The reason we 
wish to undertake this project is that we have been trying to grow shade grass in the area of 
the proposed patio without much luck due to the shade given off by the arborvitaes and 
maple tree along the south side of the yard.  We do not want to cut down these mature trees.  
They offer privacy and help with water drainage.  The area gets muddy and is unattractive 
and impedes our ability to entertain and enjoy the backyard.  The expansion of the patio is 
our solution to the problem.   
 
 
 

9. Explain why the variation or use is not objectionable to the surrounding residents. 
 
Min. Yard Setback - Our yard has total privacy on all three sides; trees to the south in the 
“buffer area” between us and the Westover Rd rental homes, and trees to the west, and 
garage to the north.  The variation will have no impact on surrounding residents.  The 
patio will not expand beyond the trees and garage area, so it will not be seen from the 
neighbors’ yard. 
 
Impervious Surface – already mentioned in item #8 
 
 
 

10. Explain why strict application of the provisions of the Highwood Zoning Code would 
deprive you of any reasonable use of the land.  Remember, mere loss in value will not 
justify a variation; there must be a deprivation of beneficial use of the land. 
 
The area where grass will not grow hinders the use of our backyard because it does not 
allow for using that area for recreational activities such as playing outdoor games.  Shoes 
get dirty and especially muddy after rainfall. People do not want to play there.   We do 
not feel comfortable entertaining outdoors especially when children are present because 
of the area that has more dirt than grass. Children come in and out of the house from the 
back yard and it creates the need to monitor their movement so that they do not track 
mud into the house. It really creates a distraction and anxiety.  It also is very unattractive, 
and gives the impression that we are lazy homeowners who cannot take care of our yard.  
It is an embarrassment.   
 
 

11. Explain why the variation or special use is only a minor deviation of the provisions of 
the Highwood Zoning Ordinance. 



 
Min. Yard Setback - only short by 4 feet.  
 
Impervious Surface – If the “buffer land” is taken into consideration as being part of our 
property, the impervious surface percentage would be different.  Under all different 
measurement estimates, we would fall under the max percentage of 60%.  Please refer to 
the chart below to see the different percentages under different measurements for the 
“buffer land”: 
 
 

Per our landscape architect: 
Lot size 4563 
 
Garage 252 
Drive 668 
House 1494.73 
Porch 45.12 
Walk 27 
Stoop 24 
New patio 528 
Total 3038.85 

 
 

12. Describe in detail the current use(s) of the property (for example, single-family, duplex, 
multi-family, type(s) of business use).  As applicable, describe the number of residential 
units, layout of the property, layout of each unit, size (square footage), and occupancy of 
the units of same and/or whether the property is used for residential or business 
purposes.  Also, indicate the parking plan, number of parking spaces and vehicles used 
by occupants of the property.  Use an attachment, if necessary. 
 
We are a single family residence with a house on both sides and a large tree line dividing 
our property with the homes to the west of us. 
 
 
 

13. Explain any other relevant factors which should be considered by the Planning and 
Zoning Commission. (Such as the hardship that will occur if the variation is not granted).  
If your application is for a Special Use Permit, include an explanation as to your 
compliance with the requirements for same. 
 
Already presented. 
 

14. Please note any dates on which you cannot attend a Planning and Zoning Commission 
meeting, as your attendance is required to present the petition.  Note: these are 
traditionally scheduled weekday evenings at the Highwood City Hall, 17 Highwood 
Avenue, Highwood, Illinois, 60040. 
 
None 
 

Impervious Surface calculation: 
 
Calculation A: per current Lot Size 
3038 / 4563 = 67% 
 
Calculation B: Including the “buffer 
land” at various size estimates: 
 (1000 sq ft) = 56% 
 (800 sq ft)   = 57% 
 (600 sq ft)   = 59% 



 
15. State the name, address and telephone number of any witness you intend to use.  

Further, if your neighbors do not object to the variation, try to obtain and include 
written statements from them. 
 
Landscape Company – Scopelitti Landscaping 
847- 446-3262 
Owner Tom Scopelitti will provide a letter as support for the inability to grow grass and 
the recommendation to solve the problem by expanding the patio.  (FYI – we have a 
different company who will be doing the project, as he does not do patio work). 
 
 
 
I, the undersigned being duly sworn on oath depose and state that I have read the above and 
foregoing petition by me subscribed, that the same is true in substance and in fact.  Further, 
I am the owner of the property for which a variation is sought, or am otherwise authorized 
by law to present this petition. 
 
 
             
Signature of Petitioner     Date 
 
 
 

CONSENT OF OWNER 
 

I, the undersigned being duly sworn on oath depose and state that I have read the above and 
foregoing petition.  Further, I am the owner of the property for which a variation is sought 
and consent to the hearing of this petition.  I acknowledge that the costs of zoning 
proceedings may be assessed to the petitioner and/or property owner. 
 
             
Signature of Petitioner     Date 
 
 
 
 

















Request For JPC Action 
 
 
 
 
 
DATE REFERRED: October 19, 2015  
 
 
SUBJECT: Public Hearing and consideration of variations to the City of Highwood’s codes Section 11-5C-

5:C Impervious Surface and 11-5C-4 Rear Yard Setbacks concerning the property located at 786 
DeRoo Loop. 

 
SUMMARY AND BACKGROUND OF SUBJECT MATTER:  
 
Applicant/Owner: Lucy and Jim Hospodarsky 

786 DeRoo Loop 
Highwood, Illinois 60040 
 

Site Location: 786 DeRoo Loop 
 Highwood, Illinois 60040 
 
Zoning: R-3 Residential – Duplex Dwelling 
 
SUMMARY AND BACKGROUND:  
 
On March 3, 1998 the City of Highland Park and the City of Highwood signed an Intergovernmental 
Annexation Agreement containing two exhibits, the Planned Unit Development Ordinance and the Master 
Redevelopment Plan (MRP) for the Town of Fort Sheridan.  These documents guide the redevelopment of 
the Fort Sheridan property and define agreements made between the City of Highwood and Highland Park.    
 
The applicant is seeking to expand a patio to include two seating walls and an outdoor gas fire pit.  The 
project as designed would need to variances: the project would exceed the allowable impervious surface on 
the property by 7% and would encroach on the minimum rear yard setback by three feet. 
 
 
Staff Review 
 
The proposed brick patio would cause the building and accessory structures to exceed the maximum 
allowable impervious surface by 7%.  The surrounding properties and a large buffer area, in which there is a 
significant amount of permeable surface, reduces concerns of potential flooding.  The City Engineer is not 
concerned with any flooding impact from this project.  Additionally, as noted in this application, the 
encroachment on the minimum setback is against the buffer area property so the impact upon surrounding 
properties is expected to be minimal, if any. 
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Request For JPC Action 

 
Master Homeowners Association Review 
 
The applicant received approval from the Master Homeowners Association for the project. 
 
Who Needs to Approve this Amendment? 
 
The Joint Plan Commission is the recommending body for variances within the Town of Fort Sheridan 
Development.  The recommendation is forwarded to the Highwood City Council for ultimate approval 
 
Process 
 
The Joint Plan Commission may recommend either the approval (with or without modifications) or the 
rejection of the preliminary development plan after a Public Hearing.  The Joint Plan Commission must 
transmit findings of fact and a recommendation to the City Council.  The City Council will consider the Joint 
Plan Commission’s Findings of Fact and recommendation. 
 
DOCUMENTS ATTACHED:  
 
Variance Application 
 
 
RECOMMENDATION: 
 
City of Highwood staff recommends approval of the requested variations. 
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