
              

   #2023-35 

997 North Shore Drive – Variations 

 Project Review for Planning and Zoning Commission 
   Ui+6666 

 

Meeting Date:  April 5, 2023 

 

Request: Variations from Article 3: 

1. to allow the encroachment of the principal structure 10 feet 3 

inches into the 106.98 street side setback,  

2. to allow the encroachment of the principal structure 15 feet 3 

inches into the 59.27-foot front yard (lake side) setback, 

3. to allow a three-foot encroachment by a roof overhang over the 

bay windows, a one-foot variation, 

4. the construction of an accessory structure (a raised patio and spa 

with retaining wall), which encroaches an additional 11 feet into 

the 59.27-foot, a variation of 26 feet, and 

5. to allow a total impervious surface coverage of 59%, a variation 

of 9% or 1,053 square feet. 

 

Location: 997 North Shore Drive 

 

Acreage: Approximately 11,500 square feet 

 

Existing Zoning: R-2 Single Family 

 

Surrounding Properties: North: R-2 Single Family 

South: Crystal Lake 

 East: R-2 Single Family 

 West: R-2 Single Family 

  

Staff Contact:   Elizabeth Maxwell (815.356.3615) 

________________________________________________________________________ 

 

Background:    

 The property is an existing single-family residential lot in Crystal Lake.  

 The petitioner plans to demolish the existing house and construct a new house.   

 The back wall of the new house will be in generally the same location as the house is now.  

Due to the averaged setbacks this requires variations into the front yard and street yard 

setbacks. 

 The new house and driveway will be increasing the impervious surface by about 2,311 square 

feet.  It requires a variation to allow up to 59% impervious coverage. 
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Development Analysis: 

General 

 Request:  To construct a new house, which encroaches into the front yard setback, street-

side setback, with bay window roof overhangs into the side yards, and to exceed the 

maximum impervious surface coverage.  

 Zoning:  The site is zoned R-2 Single Family.  This property will be used as a single-family 

home. 

 Land Use:  The land use map shows the area as Urban Residential.  This land use 

designation is appropriate for this use. 

 The front yard setback and street side setback is determined by the average of homes with 

400 feet.  The setbacks are unique to each lot.  The front yard setback along the lake cuts 

through the existing home footprint. 

 Staff has reviewed the proposed location of the house and offers two suggestions for 

relocation to reduce or amend the requested variations.  The exhibits at the end of the report 

illustrate the proposed footprint and two modified footprints which pull the house farther 

away from the lakefront.   

 The petitioner is required to install a trench drain in the street side yard of the property 

large enough to accommodate the house, gutter/roof drains, and the driveway.  The trench 

is calculated at approximately 32 feet in length, which is dependent on receiving additional 

information.  An additional trench is required closer to the lake to catch the remaining 

water. 

 Moving the home closer to the street would reduce the driveway length, reducing some of 

the impervious surface.  The existing parking pad is going to be extended as a driveway. 

 

Existing view of garage, parking pad and house. 
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Findings of Fact: 

ZONING ORDINANCE VARIATION 

The petitioner is requesting Variations from Article 3 to allow the encroachment of the principal 

structure 10 feet 3 inches into the 106.98 street side setback, to allow the encroachment of the 

principal structure 15 feet 3 inches into the 59.27-foot front yard (lake side) setback, to allow a 

three-foot encroachment by a roof overhang over the bay windows, a one-foot variation, the 

construction of an accessory structure (a raised patio and spa with retaining wall), which 

encroaches an additional 11 feet into the 59.27-foot, a variation of 26 feet, and to allow a total 

impervious surface coverage of 59%, a variation of 9% or 1,053 square feet. 

 

The Unified Development Ordinance lists specific standards for the review and approval of a 

variation.  The granting of a variation rests upon the applicant proving practical difficulty or 

hardship caused by the Ordinance requirements as they relate to the property.  To be considered a 

zoning hardship, the specific zoning requirements; setbacks, lot width and lot area must create a 

unique situation on this property.  It is the responsibility of the petitioner to prove hardship at the 

Planning and Zoning Commission public hearing. 

 

Standards 

When evidence in a specific case shows conclusively that literal enforcement of any provision of 

this Ordinance would result in a practical difficulty or particular hardship because: 

a. The plight of the property owner is due to unique circumstances, such as, unusual 

surroundings or conditions of the property involved, or by reason of exceptional 

narrowness, shallowness or shape of a zoning lot, or because of unique topography, or 

underground conditions. 

 Meets   Does not meet 

 

b. Also, that the variation, if granted, will not alter the essential character of the locality. 

 Meets   Does not meet 
 

For the purposes of supplementing the above standards, the Commission may take into 

consideration the extent to which the following facts favorable to the application have been 

established by the evidence presented at the public hearing: 

 

a. That the conditions upon which the application for variation is based would not be 

applicable generally to other property within the same zoning classification; 

 Meets   Does not meet 

 

b. That the alleged difficulty or hardship has not been created by any person presently 

having interest in the property; 

 Meets   Does not meet 

 

c. That the granting of the variation will not be detrimental to the public welfare or injurious 

to other property or improvements in the neighborhood in which the property is located; or 

 Meets   Does not meet 
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d. That the proposed variation will not impair an adequate supply of light or air to adjacent 

property, will not unreasonably diminish or impair the property values of adjacent 

property, will not unreasonably increase congestion in the public streets, substantially 

increase the danger of fire or otherwise endanger public safety. 

 Meets   Does not meet 

 
Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variation be denied.   
 

 

Design Standards 

City staff reviews new construction against the UDO design standards. New Subdivisions and 

Infill Development are subject to the following design standards: 

 

1. Orientation of Buildings (Mandatory) 

 Meets   Does not meet  

 

Orientation of dwellings. For new and in-fill development, the main entrance of each 

primary structure must face the street, unless for in-fill development, another pattern is well 

established on the block. On corner lots, the main entrance may face either of the streets or 

be oriented to the corner. Where dwellings have more than one main entrance, only one 

entrance must meet this requirement 

 

2. Entry Features (Mandatory) 

 Meets   Does not meet  

 

Infill development: On blocks where at least 75% of the existing dwellings have front 

porches, new dwellings will be required to have front porches, consistent with the style of 

the house. Even on blocks without a dominant pattern of porches, the inclusion of front 

porches is encouraged as a symbol of entry. 

 

3. Garages (Optional) 

 Meets   Does not meet   (existing garage meets, new garage does not) 

 

Infill development: In general, new garages should be located and sized consistent with 

the established pattern in the neighborhood. 

 

Where 75% of the existing dwellings on a block have detached garages, new garages 

shall also be detached. 

 

In neighborhoods where the predominant pattern is one-car or two-car attached garages, 

new garages that are for three cars should either be turned sideways to the street, or where 

that is not possible due to lot restraints, configured as two tandem spaces and one single 

space or split and offset as two distinct garages, a two-car and a one-car garage. 

 

Detached garages shall be of the same style, appearance and building material of the 

dwelling. 
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4. Building Foundations (Optional) 

 Meets   Does not meet  

 

Building foundations. New subdivisions and in-fill development: Exposed foundations 

walls or piers shall be clad in face brick, stone, stucco, or the principal exterior building 

material. Latticework screening shall be installed between the piers on front and side 

building facades. 

 

5. Roofs and Rooflines (Optional) 

 Meets   Does not meet  

 

Where 75% of the existing dwellings on a block have a predominant pattern of peaked 

roofs, the proposed dwelling shall also have a peaked roof. 

 

6. Windows and Entryways (Optional) 

 Meets   Does not meet  

 

New dwellings in established neighborhoods are encouraged to be compatible with the 

architectural style found in the neighborhood. Compatibility can be achieved by selecting 

window styles (double hung, casement, fixed, etc.) and frame materials that are specific to 

the predominant architectural style found in the neighborhood. Compatibility can also be 

achieved by paying attention to window sizes and proportions. For example, ranch-style 

windows are often wider than they are high, Victorian windows are typically tall and 

slender. Several styles also traditionally employ the same window repeated in groups of 

two, three or four as a fundamental style of expression. 

 

7. Exterior Finish Materials (Optional) 

 Meets   Does not meet  

 

New subdivisions and in-fill development. Traditional masonry building materials such as 

brick or stone or wood clapboard or fiber cement siding are highly encouraged as exterior 

finish materials. Plain concrete block, plain concrete, corrugated metal, aluminum siding, 

plywood and sheet pressboard are not allowed as exterior finish material. Artificial stucco 

and exterior insulation and finish systems (EIFS) are not permitted as exterior finish 

materials. Authentic stucco consisting of three-coat Portland cement is acceptable. For in-

fill developments, the materials should be appropriate to the style and style era of the 

dwelling. Materials developed after the establishment of a particular architectural style are 

appropriate only where they are of high quality or are deliberate reproductions of the 

original material. Composite boards manufactured from wood or other products, such as 

hardboard or hardiplank may be used where the board product is less than six inches wide. 

Where wood products are used for siding, the siding must be shingles or horizontal siding 

and not shakes. Where horizontal siding is used, it must be ship-lap or clapboard siding 

composed of boards with a reveal of three to six inches. If vinyl siding is used, it must be 

in a clapboard or ship-lap pattern where the Boards in the pattern are six inches or less in 

width. 

 

 



997 North Shore Drive  April 5, 2023 

Simplified Residential Variations 

 

 

 

 6 

Comprehensive Land Use Plan 2030 Vision Summary Review:  
The Comprehensive Plan designates the subject property as Urban Residential, which allows for 

existing and future single-family residential uses.  The following goal is applicable to this 

request: 
 

Land Use - Residential 
 

Goal: Encourage a diversity of high quality housing in appropriate locations throughout the city 

that supports a variety of lifestyles and invigorates community character. 
 

Supporting Actions: Preserve and enhance the character and livability of existing residential 

area with architectural and development guidelines. 
 

Supporting Actions: Provide for a reasonable rate of residential growth especially infill growth 

and mixed-use development which take advantage of existing city services. 

 

 

Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, it should be with the 

following conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the City 

Council: 

A. Application (Hutchins, received 02/27/23) 

B. Civil Plans (Schmitt Engineering, dated 03/03/23, received 03/16/23) 

C. Elevations (ALA Architects, dated 02/27/23, received 03/01/23)  

D. Impervious Exhibit (Schmitt Engineering, dated 03/16/23, received 03/16/23) 

E. Plat of Survey (Heritage Land Consultants, dated 06/23/22, received 03/01/23) 
 

2. A trench drain must be installed in the street side yard that takes the front of the house, roof 

drains/gutters, and the driveway water flows into the trench.  The trench shall be moved away 

from the property line and designed and sized appropriately.  The driveway must be pitched 

west so water flows to the trench. 
 

3. No additional impervious coverage from the current coverage is permitted between the existing 

rear of the house and the lakefront, due to the water body buffer.  Provide documentation 

showing the existing impervious coverage and proposed impervious coverage in this area. 
 

4. An adequate stormwater management system must be designed to properly convey onsite and 

offsite water for 100-year storm event. 
 

5. All impervious surface areas shall be installed at least 18 inches from any side property line. 
 

6. Retaining walls cannot exceed 3 feet in height at any point or be used to alter natural grade, 

provide additional details on the patio construction. 
 

7. The petitioner shall address all of the review comments and requirements of Public Works and 

Engineering Department, Community Development Department and the City’s Stormwater 

Consultant. 
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Exhibit A 

Petitioner’s Proposed Building Footprint 

 

 
 

10.25-foot setback into 

the street side setback 

26.25-foot setback into 

the front yard setback 
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Exhibit B 

Relocation of all structures behind lake side setback 

 

 
 

36.55-foot setback into 

the street side setback 

Zero-foot front yard 

setback variation 
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Exhibit C 

Relocation of principal structure behind lake side setback 

 

 
 

35.5-foot setback into 

the street side setback 

11.05-foot setback into 

the front yard setback 



PIQ Map 

997 North Shore Drive 

 

 



Application for Simplified Residential Variation

I. Applicant
Angie Ruger Hutchins & Christopher Hutchins (managers of CL Lake House LLC)

Name
997 North Shore Drive

Street
Crystal Lake, IL 60014

City State Zip Code
(312) 339-3271 cfhutchins04@gmail.com

Telephone Number E-Mail Address

II. Owner of Property (if different)
Same as above

Name
Same as above

Address

III. Project Data

1. a. Location/Address: 997 North Shore Drive, Crystal Lake, IL 60014

b. PIN #: 18-01-299-031

2. Description of proposal/Reason for request (including how the standards for variation are
met, any unique circumstance of the property, or particular hardship):

DESCRIBE THE UNIQUE CIRCUMSTANCES OF THE PROPERTY:
The lot and existing home are both non-conforming. The plight of the property owner is unique
with exceptional narrowness with the non-conforming lot.
The owners’ original intent was to keep the existing footprint but the foundation is in disrepair.
The foundation is in 3 different sections with crumbling walls and water leaking into some areas.
The goal is to create an attractive custom home on the lake that will allow “age in place” with a
first floor master and attached garage.
Variances on the building setbacks and impervious surface coverage are being requested.

IS THE HARDSHIP SELF-CREATED?
No, the lot is non-conforming.

1
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ARE THE CONDITIONS APPLICABLE TO OTHER PROPERTIES IN THE SAME
ZONING CLASSIFICATION?

No, the non-conformity of the lot differentiates it from the other properties.
The variation is not applicable to other properties in the same zoning classification because the
guidelines change the standards from house to house depending on the other houses on the
lake.

WILL THE VARIATION ALERT THE ESSENTIAL CHARACTER OF THE LOCALITY?
The variation will not alter the essential character of the locality. The proposed home will blend
well with the two newly remodeled homes next door and the other attractive homes on the lake.

WILL THE VARIATION, IF GRANTED BE DETRIMENTAL TO THE PUBLIC WELFARE
OR INJURIOUS TO OTHER PROPERTY?

No, the variations will not be detrimental to public welfare or injurious to other property. The
variations will increase property values.

WILL THE VARIATION AS PROPOSED IMPAIR ADEQUATE SUPPLY OF LIGHT OR
AIR TO ADJACENT PROPERTY; DIMINISH PROPERTY VALUE; INCREASE
CONGESTION IN PUBLIC STREETS; SUBSTANTIALLY INCREASE THE DANGER OF
FIRE; TO ENDANGER PUBLIC SAFETY?

No, the variations will not be detrimental to: public welfare, light or air to adjacent properties,
congestion in the public street, or fire risk. The variations will increase property values.

3. List any previous variations that are approved for this property:
N/A

IV. Signatures

____________________________________________________________________________
PETITIONER: Print and Sign name (if different from owner) Date

As owner of the property in question, I hereby authorize the seeking of the above requested action.
Christopher Hutchins 2/27/2023
____________________________________________________________________________
OWNER: Print and Sign name Date

Note: if the property is held in trust, the trust officer must sign this petition as owner. In Addition,
the trust officer must provide a letter that names all beneficiaries of the trust.
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City of Crystal Lake 

Development Application 

Ownership Sign-off Acknowledgement Form 

 

 

The following information is related to a development application. As the owner of 

the property in question, I (we) acknowledge that the information provided in the 

submittal was reviewed and approved. 

 

Owner Information 
 

Name: 

Address: 

 

Phone:  

E-mail: 

 

Project Name & Description: 

 

 

 

Project Address/Location: 

 

 

 

Signature 

 
 

 

Owner: Print and Sign name       Date 
 

 

NOTE: If the property is held in a trust, the trust officer must sign this petition as owner. In addition, the trust officer 

must provide a letter that names all beneficiaries of the trust. 



 



PUBLIC NOTICE BEFORE THE PLANNING AND ZONING COMMISSION OF THE CITY 

OF CRYSTAL LAKE, MCHENRY COUNTY, ILLINOIS  

 

IN THE MATTER OF THE APPLICATION OF  

Christopher Hutchins and Angie Ruger Hutchins  

 

LEGAL NOTICE  

Notice is hereby given in compliance with the Unified Development Ordinance (UDO) of the City 

of Crystal Lake, Illinois, that a public hearing will be held before the Planning and Zoning 

Commission upon the application by Chris Hutchins for approval of a Variation at the following 

real estate known as 997 North Shore Drive, Crystal Lake, Illinois 60014, PIN: 18-01-299-031.  

 

This application is filed for the purpose of seeking Simplified Residential Zoning Variations to 

allow the construction of a house with variation to allow the encroachment of the principal 

structure 10 feet 3 inches into the 106.98 street side setback, 15 feet 3 inches into the 59.27 foot 

front yard (lake side) setback which is not to extend further than where the exterior wall of the 

current residence exists, a 1 ft. variation from the maximum 2 ft. overhanging allowance over bay 

windows for roof plus a gutter, the construction of accessory structures for a portion of raised patio 

and stairs exiting the home before a ground level patio extending 26.3 feet total into the 59.27 foot 

front yard setback (9.3ft. of this encompasses the residence) but not further than what is currently 

there, a patio variation of 11.2 feet; and to allow a total impervious coverage of 59%, a variation 

of 9% or 1,053 square feet, as well as any other variations as presented at the public hearing 

pursuant to Unified Development Ordinance Article 3, Article 4, and Article 9. Plans for this 

project can be viewed at the City of Crystal Lake Planning and Economic Development 

Department at City Hall.  

 

A public hearing before the Planning and Zoning Commission on the request will be held at 7:00 

p.m. on Wednesday, April 5, 2023, at the Crystal Lake City Hall, 100 West Woodstock Street, at 

which time and place any person determining to be heard may be present.  

 

Jeff Greenman, Chairperson  

Planning and Zoning Commission  

City of Crystal Lake  

 

(Published in the Northwest Herald March 18, 2023) 2063575 



Christopher & Angie Hutchins February, 27, 2023
CL Lake House LLC
6180 Stansbury Lane
Crystal Lake, IL 60014
312-349-3271

Good Afternoon Liz,

We have included the following for staff review prior to attending the Planning and Zoning
meeting on April 5th at 7pm.

1. Ownership Sign-off Acknowledgement form
2. Application for Simplified Residential Variation
3. Cover letter
4. Street and lakeside home elevations - ALA Architects
5. Civil Engineer’s site plan fully dimensioned and with storm water and impervious surface

coverage calculations - Schmitt Engineering
6. Plat map of existing home - Heritage Land Consultants
7. Topography map - Vanderstappen Land Surveying
8. Soil boring report - Midland Standard Engineering and Testing
9. Consultant acknowledgment form
10. Property deed - McHenry County
11. CL Lakehouse LLC proof of ownership, State of Illinois

We have also included additional details and background below.

Please let us know if anything else is needed, otherwise we will look forward to the staff’s
suggestions.

Thank you, again, for guiding us through this process.
Christopher & Angie Hutchins

Background & Developmental Analysis
The goal is to create an attractive custom home on the lake that will allow “age in place” with a
first floor master and attached garage. We will provide floorplans at the meeting to show the
board members the plans for age in place living.

Variances on the building setbacks and impervious surface coverage are being requested
1. Property is a non-conforming lot with a non-conforming single-family home.
2. The plight of the property owner is unique with exceptional narrowness with the

non-conforming lot.
3. Intent was to remodel but the foundation is in disrepair. The foundation is in 3 different

sections with crumbling walls and water leaking into some areas.
4. Proposing to retain the existing house setback on the lake side with a new build.

1



5. Variances on building setbacks and impervious surface coverage are being requested.
6. Existing garage will remain in place for owners’ antique cars and water craft.

Variance Requests:
Setbacks for properties in existing neighborhoods are determined by the average of the homes
within 400 ft. The average setbacks are 59.27 ft. along the lake and 106.98 ft. along the street.

The petitioners are requesting a variation:
1. To keep the existing lakeside footprint with the new build as it is currently on the existing

house which extends 9.30 ft. into the lakeside setback.
2. For the street side footprint which extends 10.88 ft. into the setback for an attached

garage as owner’s intent is to age in place.
3. From the maximum impervious surface coverage of 50% to 59% to allow a 9% variation.
4. A 1 ft. variation from the maximum 2 ft. overhanging roof and gutter allowance over bay

windows.
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