
          
    

 #2013-25 
Whitney - 91 S. Walkup Avenue 

         Project Review for Planning and Zoning Commission 
 
 
Meeting Dates: June 5, 2013 
 
Requests: Simplified Residential Variation from Article 4-600, Accessory 

Structures and Uses, to allow a garage (accessory structure) in the 
front yard setback 

  
Location: 91 S. Walkup Avenue 
 
Acreage: ≈ 9,688 SF (0.22 acres) 
 
Existing Zoning: “R-2” Single-Family Residential 
 
Surrounding Properties: North: “R-2” Single-Family Residential  

South: “R-2” Single-Family Residential 
East: “R-2” Single-Family Residential 

 West: “R-2” Single-Family Residential 
  
Staff Contact:   Latika Bhide (815.356.3615) 
________________________________________________________________________ 
 

Background:   
• Development: Lot 11 in Whyte and Beardsley’s Subdivision platted in 1914 
• Existing Improvements: Two-story residence with detached garage 
• Request: Variation to allow a garage (accessory structure) in the required front setback as 

close as 5 feet from the front property line 
 

Land Use Analysis:  
• History: The property is Lot 11 in Whyte and Beardsley’s Subdivision platted in 1914. 

Three land-locked parcels were created through this subdivision. Per the current 
provisions of the UDO, land-locked parcels cannot be created as every principal building 
or structure must be constructed upon a zoning lot or parcel of land which abuts a public 
street or an approved private street. Two of the three land-locked parcels have been 
consolidated with other lots. The property in question is the only land-locked lot left. The 
original and current lot configuration is illustrated below. 
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ORIGINAL LOT CONFIGURATION  CURRENT LOT CONFIGURATION 
 

• Current Condition and Ordinance Standards: A 12-foot wide ingress and egress easement 
provides access to this property off Paddock Street. Per the UDO, the front lot line is that 
boundary of a lot which is along a public right-of-way, or where no public right-of-way 
exists, along a private right-of-way, easement or access way. Where access to a lot is via 
an access easement, the edge of the easement is considered the front lot line. Therefore, 
for this property, the east property line is considered the front. The west property line, 
abutting 87 Walkup Ave., is considered the rear.  

• Details: It is the petitioner’s intent to demolish the existing detached garage (on the north 
side). A 2-story addition to the residence will be added to this side and will meet the side 
yard setback requirement. The existing wooden deck (on the east side of the house) is 
proposed to be removed and replaced with a porch. A new garage is proposed to be 
constructed in the southeast corner of the property, in the front yard, as close as 5 feet 
from the front property line, requiring the approval of a variation.  

• Hardship: The property in question is a unique land locked lot and the circumstances 
would not apply to other properties in this zoning district. 

 
Findings of Fact: 
UNIFIED DEVELOPMENT ORDINANCE VARIATION 
The granting of a Variation rests upon the applicant proving practical difficulty or hardship 
caused by the Unified Development Ordinance requirements as they relate to the property. It is 
the responsibility of the petitioner to prove hardship at the Planning and Zoning Commission 
public hearing. Before recommending any Variation, the Planning and Zoning Commission and 
City Council shall first determine and record its findings that the evidence justifies the 
conclusions that: 

 
1. 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. 

  True     False 
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2. Also, that the variation, if granted, will not alter the essential character of the locality. 
  True     False 

 
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: 
 
1. That the conditions upon which the application for variation is based would not be applicable 

generally to other property within the same zoning classification; 
  True     False 

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

interest in the property; 
  True     False 
 

3. 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 

  True     False 
 
4. 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. 

  True     False 
 
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. 
 
Recommended Conditions:  
If a motion is made to recommend approval of the petitioner’s request, the following conditions 
are suggested: 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 
City Council: 
A. Application, received 5-17-2013 
B. Plat of Survey/Site Plan, AES, received 5-17-13  

2. A variation to allow an accessory structure in the front yard is hereby granted. 

3. The proposed addition must meet all other density and dimensional standards including 
building height, lot coverage, impervious coverage, etc. 

4. The proposed addition must be architecturally compatible with the existing residence.  

5. Any addition to the residence (principal structure) must be at least 5 feet from the garage 
(accessory structure). 

6. Overhang/eave is not allowed less than 4’-0” to the property line. Overhang/eave that is 4’-0” 
to 5’-0” from the property line shall be constructed to have a 1-hour fire-resistance rating. 
This rating shall be tested for exposure from the underside. 
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7. A grading plan consisting of existing and proposed grades is required. Existing grading and 
drainage patterns must be maintained. 

8. The petitioner shall address all of the review comments and requirements of the Engineering 
and Building, Fire Rescue, Police, Public Works, and Planning and Economic Development 
Departments. 
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Application for Simplified Residential Variation 

Application Number:                  FOR OFFICE USE ONLY 
Project Name:                   
Date of Submission:             

 

I.  Applicant 

              
Name             

              
Street 

              
City     State    Zip Code 

              
Telephone Number  Fax Number    E-mail address 

II.  Owner of Property (if different) 

              
Name 

              
Address         Telephone Number 

III.  Project Data 

1. a.  Location/Address:          

b. PIN #:             

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:    

            

            

              

             

IS THE HARDSHIP SELF-CREATED?        

            

            

             

James J. Whitney

91 S. Walkup Avenue

Crystal Lake                                IL                                      60014-6146

815-540-3230 (cell)                     312-893-0688                  JamesJWhitney@Yahoo.com

same as above

same as above

91 S. Walkup Avenue, Crystal Lake IL 60014-6146

19-05-227-011

Land-locked lot is unique - access dictating front yard and placement of garage

No
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ARE THE CONDITIONS APPLICABLE TO OTHER PROPERTIES IN THE SAME ZONING  

CLASSIFICATION?          

            

            

             

WILL THE VARIATION ALTER THE ESSENTIAL CHARACTER OF THE LOCALITY?  

            

            

            

             

WILL THE VARIATION, IF GRANTED BE DETRIMENTAL TO PUBLIC WELFARE OR   

INJURIOUS TO OTHER PROPERTY?        

            

            

             

WILL THE VARIATION AS PROPOSED IMPAIR ADEQUATE SUPPLY OF LIGHT OR AIR TO 

ADJACENT PROPERTY; DIMINISH PROPERTY VALUE; INCREASE CONGESTION IN 

PUBLIC STREETS; SUSBTANTIALLY INCREASE THE DANGER OF FIRE; OT ENDANGER 

PUBLIC SAFETY?           

            

            

             

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

            

             

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.  

              

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.  

Not to my knowledge - I do believe that there are no other land-locked lots

No

No

No

Not to my knowledge
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