
CITY  OF  PARK  RIDGE  

505 BUTLER PLACE 

PARK RIDGE, IL  60068 

TEL: 847/ 318-5291 

FAX: 847/ 318-6411 

TDD:847/ 318-5252 

URL:http://www.parkridge.us 
 

OUR MISSION:     THE CITY OF PARK RIDGE IS COMMITTED TO PROVIDING EXCELLENCE IN CITY SERVICES IN ORDER TO UPHOLD  
 A HIGH QUALITY OF LIFE, SO OUR COMMUNITY REMAINS A WONDERFUL PLACE TO LIVE AND WORK. 

 

DEPARTMENT OF COMMUNITY 

PRESERVATION AND DEVELOPMENT

 

 

Date:  November 8, 2016  

 

To:  Planning and Zoning Commission 

 

Thru:  Jim Brown, Interim Director of Community Preservation and Development 

 

From:  Jon Branham, Senior Planner  

 

Subject: Final Plat of Gillick Plaza Resubdivision (Minor) 

  800 Devon Avenue 

  Zoning Case Number:  S-16-01 

 

Summary 

Talcott Terrace, LCC, applicant, request a Final Plat of Subdivision at 800 Devon Avenue.  The proposed 

subdivision would subdivide the property into three lots of record.  Subdivisions creating no more than 

three lots are classified as “Minor” and require Final Plat review by the Planning & Zoning Commission 

and City Council. 

 

Background 

The proposed subdivision would reconfigure the existing 2.6-acre commercial property into three lots of 

record.  Proposed Lot 1 would include the existing Walgreen’s building and associated parking.  Proposed 

Lot 2 would include the out-lot (of which no construction has occurred) and associated parking.  Proposed 

Lot 3 would include the two existing retail buildings, one which contain Erica’s Jewelry and Devon 

Avenue Meats, the other which contains Allegro Music and Boston Market and associated parking for 

both buildings.  All three proposed lots would remain accessible for vehicles and the applicant will be 

required to complete access agreements to fulfill vehicle cross-access throughout the entire site.  

 

The applicant has indicated the need to subdivide in order to provide increased flexibility in connection 

with marketing, leasing and financing objectives at Gillick Plaza.   See the applicant’s letter, dated 

October 19, 2016, inserted at the front of the applicant’s attached packets.   

 

The applicant received recommendations from the Zoning Board of Appeals for multiple variances 

associated with the subdivision on September 22, 2016 (see attached ZBA minutes).  The variances 

include several items related to parking lot landscaping requirements and building setbacks.  The 

variances are associated with Proposed Lot 1 and proposed Lot 3.  No variance requests were associated 

with Proposed Lot 2 (unbuilt lot).     

 

No changes to the site are being requested at this time.  The applicant had previously received site plan 

approval for the commercial redevelopment in June, 2013.      
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The following chart summarizes the land use, zoning district classification and Comprehensive Plan 

designation for the subject and surrounding properties. 

 

Location Current Use Zoning Comprehensive Plan 

Subject Property Gillick Plaza Shopping Center B-2 Retail and Office 

North Roosevelt School R-2 Public and Institutional  

East Commercial / Office B-1 Retail and Office  

South Commercial / Office B-1 Retail and Office 

West South Park OS Parks and Open Space  

 

Analysis 
City staff reviewed the proposed subdivision with regard to Zoning Ordinance and Subdivision 

Regulations.  The proposed subdivision would meet the primary lot requirements of the B-2 District 

(Section 8.4, Table 5), pending approval of the noted variances.  The proposed subdivision would also 

meet the requirements of the Subdivision Regulations.       

 

Commission Review and Action 

The Commission should review the application and determine whether or not to recommend City Council 

approval of the Final Plat of Gillick Plaza Resubdivision at 800 Devon Avenue, Zoning Case Number S-

16-01. 

 

Upon approval the appropriate number of full-sized copies will be prepared for signature and recording 

with the County. 

 

Attachments 

-Section 8.5, Table 5 of the City of Park Ridge Zoning Ordinance 

-ZBA minutes, September 22, 2016 

-Gillick Plaza Subdivision Proposal, including cover letter and tabs A-H, dated October 18, 2016 
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Attachment 

 

 

Section 8.5, Table 5 

CITY OF PARK RIDGE, ILLINOIS 
TABLE 5: COMMERCIAL DISTRICTS YARD AND BULK REGULATIONS 

BULK REGULATION 
DISTRICTS 

O B-1 B-2 B-3 

MINIMUM LOT AREA None 
Non-Residential: None 
MF: 2,000 sf / unit 

None None 

MINIMUM LOT WIDTH None None None None 

MAXIMUM BUILDING 
HEIGHT1 

40 ft 40 ft 40 ft 40 ft 

MINIMUM YARD S2 

Front Yard 
20% of lot depth or 35 
ft, whichever is less 

7 ft 7 ft 

7 ft  
Except along SW Busse Highway: 
- Where ROW is more than 80 ft: 7 ft 
- Where ROW is 66 ft or less: 17 ft 
- Where ROW is between 67 & 80 ft: 
10 ft 

Interior Side Yard 
10% of lot width or 10 
ft, whichever is less 

None  None  None  

Interior Side Yard: 
Non-Residential Use 
Abutting Residential 
Use or District 

10% of lot width or 10 
ft, whichever is less 

5 ft 5 ft 10 ft 

Corner Side Yard 
10% of lot width or 10 
ft, whichever is less 

7 ft 7 ft 7 ft 

Rear Yard 20 ft None None None 

Rear Yard: Non-
Residential Use 
Abutting Residential 
Use or District3 

20 ft 15 ft 15 ft 20 ft 
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MELTZER, PURTILL & STELLE LLC 
 

A T T O R N E Y S   A T   L A W 

MPSLAW 

 
1515 E. WOODFIELD ROAD                      300 S. WACKER DRIVE 

SECOND FLOOR                                                              SUITE 3500 

SCHAUMBURG, IL  60173-5431             CHICAGO, IL 60606-6704 
PHONE  (847) 330-2400                                PHONE  (312) 987-9900 

FAX  (847) 330-1231                                           FAX  (312) 987-9854 

File Number: 34715-001 

Direct Dial: (312) 461-4302 
E-mail:  sbauer@mpslaw.com 

 

VIA HAND DELIVERY 
 

October 19, 2016 
 

Chairman Joseph A. Baldi and 

   Members of the Planning & Zoning Commission 

City of Park Ridge 

505 Butler Place 

Park Ridge, IL 60068 
 

Re:  Gillick Plaza Subdivision Proposal 
 

Dear Chairman Baldi and Planning & Zoning Commissioners: 
 

On behalf of Talcott Terrace, LLC (“Applicant”), as owner of the Gillick Plaza shopping 

center located at 800 Devon Avenue (“Subject Property”), we are pleased to submit the 

enclosed application for minor subdivision approval in connection with Applicant’s 

proposal to consolidate and resubdivide the Subject Property from its existing state as a 

2.6-acre parcel currently composed of eight lots of record and an unsubdivided parcel 

into a total of three lots ranging in size from approximately 26,000 square feet to 

approximately 57,000 square feet. 

 

As you may know, at the September 22, 2016 meeting of the City’s Zoning Board of 

Appeals (“ZBA”), the ZBA reviewed and recommended approval of the variation 

requests necessary to accommodate the proposed subdivision (“Variations”).  The ZBA’s 

recommendation of approval for the Variations was, at Applicant’s request, made subject 

to the following conditions such that the Variations are limited only to the improvements 

on the Subject Property, as currently constructed, and the associated subdivision proposal 

will have no detrimental impact on the Subject Property’s functionality, as currently 

constructed: 

 

1. The Variations shall i) be limited to the improvements on the Subject Property as 

currently constructed and ii) terminate, lapse or expire upon redevelopment of 

those portions of the Subject Property for which the Variations are now necessary. 

 

2. Upon subdivision approval of the Subject Property, for which the Variations are 

required, Applicant shall record a Declaration of Cross Easements and Cost 
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Sharing Provisions (“Declaration”) or similar document against the Subject 

Property in a form reasonably acceptable to the City Attorney to ensure that 

Gillick Plaza continues to function in the unified manner in which it was intended 

when recently redeveloped.  (A copy of the draft Declaration is attached hereto as 

Exhibit G.) 

 

In addition, no site plan modifications are proposed or planned in connection with the 

proposed subdivision or the associated Variations recommended for approval by the 

ZBA.  The Variations are merely reflective of existing site conditions and the site plan for 

proposed Lot 1 and Lot 3 of the Subject Property, which was approved on June 11, 2013.  

As a result, the proposed subdivision will neither compromise the purpose, spirit or intent 

of the City’s subdivision code nor alter or detrimentally impact the essential character of 

the City or the neighborhood within which Gillick Plaza is located. 

 

Applicant did not seek and does not require zoning variations for proposed Lot 2 because, 

although the Planning and Zoning Commission previously granted site plan approval for 

redevelopment of the Subject Property in the manner now substantially constructed, that 

approval was conditioned upon a requirement that Applicant return to the Planning and 

Zoning Commission for site plan approval of proposed Lot 2 at the time Applicant 

secures a specific user for that component of the shopping center on the Subject Property 

and provides building elevations for its development.  Accordingly, the Variations 

recommended for approval by the ZBA only concern the existing site conditions and the 

site plan for proposed Lot 1 and Lot 3 of the Subject Property. 

 

Applicant seeks to subdivide the Subject Property to provide increased flexibility in 

connection with marketing, leasing and financing objectives at Gillick Plaza.  In 

subdividing the Subject Property, Applicant will be able to (i) constrain the real estate tax 

assessment associated with each individual building and its associated off-street parking 

component at Gillick Plaza to the particular proposed lot of the Subject Property on 

which such building and off-street parking component is located, (ii) proportionately 

allocate, in the most equitable and affordable manner possible, the real estate tax burden 

imposed by the Cook County Clerk and the Cook County Treasurer on the Subject 

Property to those specific tenants of Gillick Plaza located on the portions of the shopping 

center for which those taxes are imposed and (iii) best ensure that the shopping center is 

developed with the uses specifically contemplated by Applicant and previously approved 

by the City.  

 

Although the proposed Plat of Subdivision provides sufficient off-street parking on each 

proposed lot of record, Applicant proposes to establish a reciprocal easement in the form 

of the Declaration attached hereto as Exhibit G over each lot as necessary to ensure that 

the entire shopping center continues to function in the unified manner in which it was 

intended when recently redeveloped.  As a result, the proposed subdivision and 
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Variations will be indiscernible to anyone who does not have actual knowledge of their 

existence and the location of the associated lot lines. 

 

Attached, among other relevant documents, in support of Applicant’s request are (i) a 

completed Subdivision Application, (ii) a Final Plat of Gillick Plaza Subdivision and (iii) 

a Plat of Subdivision Site Plan Overlay, which depicts the existing and approved 

improvements on the Subject Property in relation to the proposed subdivision lines. 

 

I look forward to presenting this project to you in greater detail, and I thank you in 

advance for your time and consideration of this matter. 

 

Sincerely, 
 

MELTZER, PURTILL & STELLE LLC 

 
Steven C. Bauer 

 

Attachments 
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THIS INSTRUMENT PREPARED 

BY AND SHOULD BE RETURNED 

TO: 

 

Brian Meltzer 

MELTZER, PURTILL & STELLE LLC 

1515 E. Woodfield Road 

Second Floor 

Schaumburg, IL 60173 

 

 

 
 

 

 

DECLARATION OF CROSS EASEMENTS AND 

COST SHARING PROVISIONS FOR GILLICK PLAZA 

 

 

This Declaration is made by Talcott Terrace, LLC, an Illinois limited liability company (the 

“Declarant”). 

RECITALS 

 

A. Declarant is the legal title holder of the real estate legally described in Exhibit A attached 

hereto and the improvements thereon constituting the Gillick Plaza retail center located north 

of Devon Avenue, south of Talcott Road and west of Prospect Avenue, commonly known as 

800 Devon Avenue, Park Ridge, Cook County, Illinois (hereinafter the “Center” ).  The 

Center is currently improved with three buildings, a building pad for a fourth building and 

associated driveways, parking areas, walkways, landscaping and utilities serving the Center. 

All portions of the Center other than the Buildings shall be referred to as the “Common 

Area”. 

 

B. Declarant currently intends to subdivide the Center into three (3) lots.  A Site Plan depicting 

the Center and the three (3) proposed lots is attached hereto as Exhibit B.  For purposes 

hereof, each subdivided lot shown on Exhibit B, shall be, individually, a “Lot” and 

collectively, the “Lots,” and the titleholder of each Lot, from time to time, shall be an 

“Owner”. 

 

C. Declarant desires to establish easements and rights of the Lots, Owners and their licensees 

and invitees to utilize the Common Area, a procedure for maintaining, repairing and 

replacing the Common Area and to provide for the sharing of costs among the Owners for the 

Common Area. 

 

The Responsible Entity (defined below) shall be responsible for providing the Common Area 

Maintenance (defined below).  The Contributing Entities (defined below) will pay a portion of the 

cost of such maintenance. 

 

Accordingly, Declarant hereby declares as follows with respect to the Center: 

 
 

 

 
 

 

 

 

 

 
 

 

 
 

 
 

 

 
 

 

ABOVE SPACE FOR RECORDER’S USE ONLY  
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1. Definitions. 

 

a. “Buildings” shall mean each building identified on the Site Plan, and any additional 

building or replacement thereof as may be constructed on any portion of the Center. 

 

b. “Common Areas” shall mean all portions of the Center other than the Buildings. 

 

c. “Common Area Improvements” shall mean the traffic signs and other signs identifying 

the Center and its occupants permitted hereunder, paving, parking areas, parking area improvements, 

curbs, lighting standards, public seating areas, landscape planters and other landscaped areas in the 

Common Area, perimeter walls and fences, utility pads and equipment serving the Common Area, 

Common Utility Lines, sidewalks and walkways in the Common Area, all driveways and other means of 

ingress and egress to the Center. 

 

d. “Common Area Maintenance” shall mean the maintenance, repair and replacement of 

the Common Areas. 

 

e. “Common Area Maintenance Charges” shall mean all costs incurred in connection 

with the repair, maintenance, management, administration, insurance and replacement of the 

Common Area Improvements, including, without limitation, all reasonable expenses incurred for 

labor (including the reasonable cost of salaries and other costs of fringe benefits of persons actually 

employed by Responsible Entity operating, maintaining, repairing or replacing Common Area 

Improvements), services, equipment, security, supplies and materials in connection herewith, and an 

administrative fee or management fee payable to Responsible Entity (or to a management company 

retained by Responsible Entity for such purpose) equal to not less than ten percent (10%)  of all costs 

and expenses incurred. 

 

f. “Common Utility Lines” shall mean those Utility Lines that serve more than one Lot. 

 

g. “Contributing Entities” shall mean each of the Owners, from time to time, of the 

Lots. 

 

h. “Governmental Authority” shall mean any governmental or quasi-governmental 

department, agency, body or district exercising authority or having jurisdiction over the Center. 

 

i. “Mortgagee” shall mean any holder of a first and senior encumbrance on any of 

the Center. 

 

j. “Lot Share” shall mean the proportionate share allocable to each Lot for payment 

of the Common Area Maintenance Charges, as reflected on Exhibit C attached hereto and as said 

exhibit may be amended as provided herein. 

 

k. “Owner” shall mean the titleholder from time to time of a Lot. 

 

l. “Permitted Users” shall mean the respective tenants, employees, agents, licensees, 

customers and invitees of an Owner or a tenant of an Owner, having business at the Center. 
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m. “Responsible Entity” shall mean the Declarant until such time as Declarant no longer 

holds title to any portion of the Center.   Thereafter, the Responsible Entity shall be the Owner of Lot 

__. 

 

n. “Site Plan” shall mean Exhibit B attached hereto. 

o. “Separate Utility Lines” shall mean those Utility Lines which (i) are installed to 

provide the applicable service only to all or a portion of a single Lot, and/or (ii) extend between a 

Common Utility Line and a single Building. 

p. “Service Facilities” shall mean those loading docks, trash compactors and enclosures, 

permitted outdoor storage areas, exterior coolers, electrical and refrigeration facilities, 

telecommunication devices (i.e., cables, dishes and antennae) and other similar service facilities 

serving any particular Building in the Center, whether located on a Lot or in the Common Areas, 

existing as of the date of this Declaration or as may be hereafter located in Service Facilities Areas. 

q. “Service Facilities Area” shall mean the portions of the Common Areas depicted on 

the Site Plan as available for Service Facilities for a particular Building. 

r. “Utility Lines” shall mean those facilities and systems installed to provide for 

transmission of utility services, water storage or drainage, including without limitation, storm water 

drainage and storage systems or structures; water mains; sewer lines and systems; fire and landscape 

water sprinkler systems; telephone lines; electrical conduits, systems, transformers or switching 

apparatus; cable and internet lines, and other public or private utilities or underground systems 

facilitating communications; gas mains and other public or private utilities. 

2. Access Easement. Declarant hereby declares for the benefit of each Lot and grants to the 

Owners for their benefit and for the benefit of their Permitted Users, a non-exclusive perpetual 

easement appurtenant to each Lot for ingress and egress by vehicular and pedestrian traffic upon, 

over and across the Common Area. The Responsible Entity its employees, agents and 

contractors, shall have the right of ingress to, egress from, and parking on the Common Area, the 

right to store equipment on the Common Area, and access to any other portions of the Center for 

the purpose of furnishing the Common Area Maintenance; provided, however, that such rights 

shall not unreasonably interfere with the use and enjoyment of the Lots by the Permitted Users 

thereof. 

3. Parking Easement.  Declarant hereby declares for the benefit of each Lot, and grants to 

the Owners for their benefit and for the benefit of their Permitted Users, a non-exclusive 

perpetual easement appurtenant to each Lot over and across the portions of the Common Areas 

now or hereafter improved with parking facilities for the temporary parking of motor vehicles of 

Permitted Users. 

4. Utilities Easement.  Declarant hereby declares for the benefit of each Lot and grants to 

the Owners for their benefit, a nonexclusive perpetual easement (i) for the use of the Common 

Utility Lines and (ii) subject to the conditions set forth herein, across the Common Area for the 

installation, maintenance, repair and replacement of Separate Utility Lines. 
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5. Easement for Service Facilities.  Declarant hereby declares for the benefit of each Lot a 

non-exclusive easement for the use of the Common Areas for the installation and maintenance of any 

Service Facilities in the Service Facilities Areas. 

6. Future Easements. Each Owner agrees to grant such additional easements as may be 

reasonably required by any public or private utility for the purpose of providing the Common 

Utility Lines and facilities described herein and in connection with any future improvements 

upon the Center or by any Governmental Authority with respect to any means of ingress or 

egress with respect to the Center. 

7. Use of Easements. 

a. Without the consent of all Owners, no Owner may change the configuration of the 

parking area or reduce the number of parking spaces located within its Lot. 

b. Each Owner agrees not to install any walls, fences or barriers on its Lot or otherwise 

obstruct or interfere in any way with the free flow of vehicular traffic over the parking and driveway 

area portions of the Common Area located on its Lot or as would prevent or impair the use of its 

Lot for the purposes stated herein or materially and adversely interfere with the rights and benefits 

created under this Declaration, except (i) in the event of an emergency (which means a situation or 

condition involving imminent injury to persons and/or imminent and material damage to property), 

so long as in no event will any such closing take place during normal business hours of the 

businesses being conducted in the Center unless a reasonable alternative means of access is provided 

to such Lot or (ii) as may be necessary to temporarily erect or place barriers in and around areas on 

its Lot which are being constructed and/or repaired in order to insure either safety of persons or 

protection of property. 

c. The rights and benefits created by this Declaration shall be enjoyed by the 

Owners and Permitted Users and shall not be transferred or assigned to any other person. 

d. If at any time, any Governmental Authority requires modification or changes in 

the Common Area, the Owner of the Lot so advised shall promptly notify the other Owners in 

writing.  At the request, and expense of any Owner, the Owner of such Lot shall timely take all 

appropriate steps and proceed diligently to challenge and/or stay the action of the Governmental 

Authority, with counsel chosen or approved by such Owner and shall keep the other Owners 

fully and timely apprised of all matters relating to the actions of the Governmental Authority.  

The pendency of any such action shall not affect or impair the rights of the Owners to use 

portions of the Common Areas located on such Lot as otherwise provided herein. 
 

8. Common Area Maintenance. 

 

a. The Responsible Entity shall maintain, insure, repair and replace the Common 

Area Improvements and keep the same in good condition and repair, in compliance with 

applicable governmental rules and regulations and in a quality and condition comparable to the 

quality and condition of similar retail properties in the northwest suburbs of Chicago, Illinois. 

The Common Area Maintenance shall, without limitation include the following and such other 

items as Responsible Party determines necessary: 
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i. Maintain,  repair, resurface, and replace, when necessary, all paved surfaces 

(including but not limited to those paved surfaces contained in the parking lots and 

driveways) in a commercially-reasonable, evenly-covered condition, with the type of 

surfacing material now existing in the affected area of the Common Area or such other 

materials as will provide similar quality, use and durability; and restripe the parking areas, 

when necessary; 

 

ii. Remove papers, debris, filth and refuse from the Common Area  (other than 

the Service Facilities) to the extent reasonably necessary to keep the Common Area in a clean 

and orderly condition; 

 

iii. Remove snow from the sidewalks, parking areas and driveways comprising 

portions of the Common Areas as and when reasonably necessary to accommodate the 

conduct of business at the Center in the usual and customary manner; 

 

iv. Maintain, repair and replace, when necessary, all traffic directional signs, 

markers and lines; 

 

v. Operate, maintain, repair and replace, when necessary, such lighting facilities 

as reasonably required; 

 

vi. Maintain, repair and replace, when necessary, all Common Area walls, fences 

and barricades constituting part of the Common Area Improvements (other than those 

installed as part of the Service Facilities); 

 

vii. Maintain, repair and replace, when necessary, all Common Utility Lines not 

dedicated to the public or conveyed to any public or private utility; 

 

viii. Provide and maintain comprehensive general liability insurance with broad 

form coverage endorsement (including broad form property damage endorsement) insuring 

each of the Owners against claims for personal injury, bodily injury or death, and property 

damage or destruction, occurring in, on or about the Common Area.  Such insurance will be 

written with an insurer licensed to do business in the State of Illinois, and each Owner will be 

named on the policy as additional insureds; 

 

ix. Maintenance, repair and replace all monument signs which identify the 

Center generally; and 

 

x. Added planting, replanting, care and maintenance of trees, shrubs, flowers, 

grass and all other landscaping located on the Common Area. 

b. If the Responsible Entity fails to maintain the Common Area Improvements in good 

condition and repair as required by this Declaration,  then any Contributing Entity may give written 

notice thereof to the Responsible Entity and, if the Responsible Entity does not cure such failure 

within sixty (60) days after the giving of such written notice, then the Contributing Entity shall have 

the right to perform necessary maintenance or repairs to the Common Area Improvements and shall 

have the same rights of access as Responsible Entity to perform the necessary Common Area 

Maintenance.  In such case, the Responsible Entity shall either reimburse the Contributing Entity for 
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the reasonable cost of such work or the Contributing Entity may offset the reasonable cost of such 

work against amounts due from the Contributing Entity to the Responsible Entity.  In the 

performance of its duties hereunder, the Responsible Entity shall only be required to act as would any 

prudent owner of a development such as the Center and the Responsible Entity shall not be liable to 

any Owner for consequential, special of punitive damages in any circumstance. 

 

9. Budget/Books and Records. Prior to the end of each calendar year, the Responsible 

Entity shall furnish to the Contributing Entities a budget of Common Area Maintenance Charges 

for the upcoming calendar year, including reasonable detail. The budget shall also take into 

account and provide for surpluses or shortages under the current year's budget.  The Responsible 

Entity shall keep records of the cost and expenses related of furnishing Common Area 

Maintenance in accordance with sound accounting and management principles consistently 

applied and, upon request, shall make those records available to the Contributing Entities for 

inspection. 
 

10. Payment of Common Area Maintenance Charges. 

a. Each Contributing Entity shall pay to the Responsible Entity, with respect to each 

Contributing Lot owned, an amount equal to the Lot Share for its Lot multiplied by the cost of 

the Common Area Maintenance Charges.  Each Owner of a Lot will pay or cause to be paid its Lot 

Share of the Common Area Maintenance Charges in advance on the first day of each calendar quarter 

in installments as estimated from time to time by Responsible Entity, which estimated payments will 

then be adjusted annually based on the actual amount of Common Area Maintenance Charges as 

reflected in the Budget for the ensuring year. 

b. Within ninety (90) days of the end of each calendar year, or as soon thereafter as 

reasonably possible, Responsible Entity will furnish each Owner a statement in reasonable detail of 

the actual Common Area Maintenance Charges paid or incurred by Responsible Entity during such 

period and showing the computation of such Owner’s share thereof, including payments of Common 

Area Maintenance Charges received from such Owner (“Annual Statement”). Any amounts due 

Responsible Entity will be payable within thirty (30) days of submission of the Annual Statement, 

and any excess paid by such Owner will be credited against payments for Common Area 

Maintenance Charges next coming due.  Within thirty (30) days following the date the Annual 

Statement is provided to each Owner, each Owner and any tenant of such Owner will have the right 

to inspect and audit the books and records which are the basis of the Annual Statement, at reasonable 

times during business hours, following prior telephone notice to Responsible Entity. 

c. Each Lot Share is initially determined by the Declarant in its sole discretion. If an 

Owner elects to subdivide its Lot, the Owner of such affected Lot shall allocate the Lot Share in 

effect prior to such division among the newly created Lots as such Owner determines in its sole 

discretion.  The Lot Share of a Lot shall not be adjusted based on any additions to a Building or 

as a result of a Casualty loss such that the Building is demolished. 
 

11. Maintenance of Buildings.  Each Owner of a Lot shall maintain the Building located 

on the Owner’s Lot, in compliance with all applicable laws and in a quality and condition 

comparable to that of retail developments of comparable size and nature located in the northwest 

suburbs of Chicago, Illinois, and pursuant to requirements established from time to time by the 

Responsible Entity, if any.  In the event an Owner of a Lot fails to maintain any portion of the Lot, 
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the Responsible Entity may, in its discretion, cause maintenance services to be performed and may 

charge the Owner a reasonable fee for providing such maintenance.   

 

12. Remedies. 

 

a. Any amount due by a Contributing Entity to the Responsible Entity, or vice versa, 

(“Charge”) which is not paid within thirty (30) days after payment is requested hereunder shall 

bear interest at the rate of five percent (5%) above the “prime rate” of interest as published from 

time to time in the Wall Street Journal from the due date to the date when paid.  The person to 

which a Charge is owed may bring an action against the other person to recover the Charge 

(together with interest, costs and reasonable attorney's fees for any such action, which shall be 

added to the amount of the Charge and included in any judgment rendered in such action). 
 

b. The amount of any unpaid Common Area Maintenance Charges or other Charge 

shall constitute a lien on the Lot owned by the defaulting Owner and after the recording of notice 

of the amounts then due (the “Default Notice”), and delivery of the Default Notice to any 

Mortgagee at least thirty (30) days prior in advance, such lien may be foreclosed by the non-

defaulting Owner in the same manner as a mortgage of a real property under the laws of the State 

of Illinois.  Any lien arising under this Declaration shall be subordinate to the lien held by a 

Mortgagee recorded prior the recording of a notice of such default notice.   
 

13. Indemnification.  Each Owner hereby indemnifies any other Owner and agrees to save it 

harmless from and against any and all liability, loss, damage, cost and expenses (including 

without limitation, reasonable attorneys fees and expenses) for injury to persons or damage to 

property arising out of its exercise of the rights granted herein or resulting from its negligent use 

of its Lot or the Common Area, except for such liability, loss, damage, cost and expenses 

resulting from any willful or negligent acts of the indemnitee or indemnitee’s Permitted Users. 
 

14. Amendment. This Cost Sharing and Cross Easement Declaration may be amended only 

by an instrument executed by the Declarant (until such time as the Declarant no longer holds or 

controls title to a portion of the Development) and Owners from time to time of all the Lots.  An 

amendment hereto shall only become effective when it is recorded with the Recorder of Deeds 

for Cook County, Illinois. Notwithstanding the foregoing, any Owner may upon a subdivision of 

the Lot it owns, record an amendment to the Declaration revising Exhibit C to reflect the division 

of the Lot Share to accommodate the subdivision of the Lot, as provided in Section 10(c) above. 

 

15. Destruction of Buildings by Fire or Casualty.   If any Building is damaged or destroyed 

by fire or other cause (as “Casualty”), the Owner shall either (a) promptly remove the damaged 

building (or that portion thereof that such Owner has elected not to repair, restore or rebuild), 

clean and landscape and/or pave the Lot; or (b) promptly cause the Building so damaged or 

destroyed to be repaired, restored, replaced or rebuilt.  Such Owner shall complete such work 

and have the Building ready for occupancy as soon as reasonably possible, (construction shall 

commence within nine (9) months after the damage or destruction, subject to delays caused by 

inability to obtain permits, or other force majeure delays), but in no event longer than twenty-

four (24) months after such Casualty, subject to delays caused by inability to obtain permits or 
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other force majeure delays.  Repair or reconstruction work, once commenced, shall be carried 

through continuously to completion, subject to delays due to force majeure. 

 

16. Estoppel Certificates.  The Responsible Entity shall, within twenty (20) days of its receipt 

of a written request from an Owner from time to time, provide the requesting Owner a certificate 

stating: (a) to the best of Responsible Entity’s knowledge, whether any Owner to this Declaration 

is in default or violation of this Declaration and if so identifying such default or violation; and 

(b) identifying any amendments to the Declaration as of the date of such certificate. 

 

17. Miscellaneous. 

a. Reservation.  Each Owner is reserved and retains all rights in and to the Lot which 

it owns, except as may be specifically limited herein.  In addition, each Owner reserves the right 

to conduct on that portion of the Lot which it owns any other surface or subsurface use that does 

not unreasonably interfere with the easements, rights and benefits granted or created herein. 

b. No Dedication.  Nothing contained herein shall be construed as a dedication of 

any portion of the roadways for any public purpose. 

c. Governing Law/Severability.  This Declaration shall be governed by and 

construed in accordance with the internal laws of the State of Illinois.  If any clause, sentence or 

other portion of the terms, conditions, covenants and restrictions herein becomes illegal, null or 

void, for any reason, or is held by any court of competent jurisdiction to be so, the remaining 

portions of this easement agreement shall remain in full force and effect. 

d. Transferee Liability.  The transferee of any ownership of any portion of the 

Property shall not be liable hereunder for any breach of covenant or other obligation resulting 

from this Declaration occurring prior to the date of such transfer.  No Owner shall be liable for 

any breach of covenant or other obligation resulting from this Declaration occurring following 

the date of transfer of any portion of the Property. 

e. Attorneys’ Fees.  Any Owner may enforce this instrument by appropriate action 

and the party prevailing in such litigation shall be entitled to recover its costs and expense, 

including reasonable attorneys’ fees. 

f. Construction.  The rule of strict construction does not apply to this declaration of 

easements.  These easements shall be given a reasonable construction so that the intention of the 

parties to confer commercially usable rights of enjoyment on the beneficiaries hereof is carried 

out. 

g. Captions.  The captions appearing in this Declaration are for convenience and do 

not define or describe the scope or intent of a particular section. 

 

 

[SIGNATURE PAGE FOLLOWS] 
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Dated as of ________________, 2016. 

 

 

DECLARANT: 
 

Talcott Terrace, LLC, an Illinois limited liability 

company. 

 

By: _______________________________ 

      Its: _______________________________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

[SIGNATURE PAGE TO DECLARATION OF CROSS EASEMENTS AND 

COST SHARING PROVISIONS FOR GILLICK PLAZA] 
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STATE OF ILLINOIS  ) 

) SS 

COUNTY OF ______  ) 

 

I, the undersigned, a Notary Public in and for said County and State, do hereby certify that 

_________________________, the manager, of Talcott Terrace, LLC, an Illinois limited liability 

company, appeared before me this day in person and acknowledged that he signed and delivered said 

instrument as the free and voluntary act of such manager, and as the free and voluntary act of said 

company for the uses and purposes therein set forth. 

 

GIVEN under my hand and Notarial Seal this ____ day of ___________, 2016. 

 

 

 

__________________________________________ 

           Notary Public 

 

  [Seal] 
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EXHIBIT A 
 

Legal Description of the Property 
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EXHIBIT B 

 

Site Plan 
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EXHIBIT C 

 

Lot Shares 
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C ITY  OF  PARK  R IDGE 
 

505 BUTLER PLACE 
PARK RIDGE, IL  60068 

TEL: 847-318-5200 
FAX: 847-318-5300 
TDD: 847-318-5252 
www.parkridge.us 

 
 

M I N U T E S  
 
 

  

 

ZONING BOARD OF APPEALS 
 

CITY COUNCIL CHAMBERS  
505 BUTLER PLACE 

PARK RIDGE, IL 60068 
 

THURSDAY, SEPTEMBER 22, 2016 AT 7:30 PM  
 
 

Commissioner Karkhanis called the meeting to order at 7:30pm.  
 
I. Roll Call  

 
Present  
Garrick Bunting  
Atul Karkhanis, Chairman 
Missy Langan 
Rebecca Leslie  
Steven Nadler   
Linda Nagle 
Steve Schilling 
 
City Council  
Alderman John Moran  
 

Staff 
Jim Brown, Interim CP&D Director  
Howard Coppari, Zoning Coordinator  
Kerry Cwick, Administrative Assistant 
Brigid Madden, Senior Administrative Assistant  
Julie Tappendorf, City Attorney  
 
Others Present 
5 audience members  
 
 
 

 
 

II. Approval of Minutes – August 25, 2016  
 
On a motion by Commissioner Leslie, seconded by Commissioner Bunting, the Board agreed to 
approve the minutes from the August 25, 2016 meeting. 
 
Vote on the motion as follows: 
 

AYES     7 Chairman Karkhanis, Commissioners Bunting, Langan,  
Leslie, Nadler, Nagle and Schilling 

NAYS     0 None  
ABSTAIN  0 None  
ABSENT  0 None   

 
III. Appeals  

 
IV. Variances  
 

1. Variance at 733 & 801 S Prospect Avenue – Case Number: V-16-09 (Two Minor Variances) 
 

Per section 15.5.A.1, the two adjacent lots are currently considered one zoning parcel.  In order 
to perform this task, the owner needs to apply for two minor zoning lot width variances for: 
 
733 S. Prospect Avenue:  Parcel 1 (lot 17) – 8,309.28 SF; 48’ (Width) by 173.11’ (Length) (per 

Section 7.3, Table 3 – min. lot width) 
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801 S. Prospect Avenue:  Parcel 2 (lot 16) – 8,308.32 SF; 48’ (Width) by 173.09’ (Length) (per 

Section 7.3, Table 3 – min. lot width) 

Paul Kolpak of Kolpak & Lerner, 6767 N Milwaukee Avenue in Niles, is the attorney for the applicant, 
Thomas Durham.  He requested a continuance for Case Number V-16-09 to the next regularly 
scheduled meeting.   
 
On a motion by Commissioner Bunting, seconded by Commissioner Langan, the Board agreed to 
continue the variance request at 733 & 801 S Prospect Avenue, Case Number V-16-09 (two minor 
variances) to the October 27, 2016 meeting.   
 
Vote on the motion as follows:  
 

AYES     7 Chairman Karkhanis, Commissioners Bunting, Langan,  
Leslie, Nadler, Nagle and Schilling 

NAYS     0 None  
ABSTAIN  0 None  
ABSENT  0 None   

 
 
2. Variance at 800 W Devon Avenue – Case Number: V-16-08 (Nine Major Variances) 
 

Proposed Lot 1 
 

A. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 2 
foot along the northern lot line between proposed Lot 1 and proposed Lot 2; [sect. 13.9.b] 

 

B. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 3 
foot along the northern lot line between proposed Lot 1 and proposed Lot 3; [sect. 13.9.b] 

 

C. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 0 
feet along the eastern lot line between proposed Lot 1 and proposed Lot 3; [sect. 13.9.b] 

 

D. A reduction in the minimum required interior parking lot landscaping percentage from 10% to 
9%; [sect. 13.10] 

 
Proposed Lot 3 
 

E. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 1 
foot along the southwestern lot line between proposed Lot 3 and proposed Lot 1; [sect. 
13.9.b] 

 

F. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 1 
foot along the western lot line between proposed Lot 3 and proposed Lot 2; [sect. 13.9.b] 

 

G. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 0 
foot along the western lot line between proposed Lot 3 and proposed Lot 1; [sect. 13.9.b] 

 

H. A reduction in the minimum required northern corner side yard along Talcott Road from 7 feet 
to 5 feet; and [sect. 8.4, table 5] 

 

I. A reduction in the minimum required eastern corner side yard along Prospect Avenue from 7 
feet to 1 foot, [sect. 8.4, table 5] 

 
Steve Bauer of Meltzer, Purtill & Stelle - 300 Wacker Drive in Chicago is the attorney for the 
applicant, Talcott Terrace, LLC.  Chairman Karkhanis swore in Ms. Nancy Gillick of Talcott Terrace, 
LLC.   
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Mr. Bauer explained that he would like to address the questions, comments and concerns from the 
previous meeting and referenced his letter to the Board dated September 16th.    He stated that the 
variance request is a result of efforts to market, finance and provide various alternatives for the 
property as it exists today.  He emphasized that the applicant does not intend to modify the site plan.   
 
Mr. Bauer addressed conditioning the variance approval, which is outlined in points #1 and 2 in the 
letter to the ZBA.  He explained that the applicant is agreeable to approval of the variances, 
conditioned upon the requirement that the variances be limited to improvements on the property as 
currently constructed; the variances will terminate upon redevelopment.  The second condition 
requires a Declaration of Cross Easements and Cost Sharing Provisions, which must be approved 
by the City Attorney.   
 
Mr. Bauer referenced point #3 of the letter, which states that the variances reflect existing conditions 
and no site plan modifications are planned or proposed.  He explained that point #4 was not 
specifically discussed at the previous meeting.  Mr. Bauer stated that the site planned approved in 
June 2013 indicates that a bank branch is intended for proposed Lot 2.  Since the site plan approval 
and redevelopment of the site, there has been a change in market conditions.  Mr. Bauer indicated 
that banks who have expressed interest in the site require the opportunity to acquire that portion of 
the subject property now or in the future.  He explained that in order to secure a bank tenant, a lease 
with an option to purchase is required.   
 
 Mr. Bauer stated that marketing, leasing and financing flexibility are key considerations, along with 
tenant flexibility.  He explained that subdivision of the property enables the applicant to more 
accurately and equitability proportion the real estate taxes to the tenants under a triple net lease.  
This would allow the property owner to maintain affordable and equitable rental rates for tenants.   
 
Mr. Bauer next spoke about hardship and unique circumstances.  He stated that the property was 
recently redeveloped and any attempt to minimize the number of variance requests would require 
significant modifications to the site.  He noted the irregular, semi-triangular shape of the subject 
property, which dramatically narrows by 42% from its west lot line to its east.   
 
Point #7 explains that of the nine requested variances, seven pertain to landscape requirements.  
Mr. Bauer stated that the landscape improvements as they exist today are a significant improvement 
over the condition of the property prior to its redevelopment.  The two remaining variances pertain to 
building setbacks.  The first concerns a building that was not redeveloped; the existing condition has 
been in place for an excess of 50 years.  The second is the setback along Talcott Road which 
reflects what was specifically submitted to and approved by the City.   
 
Mr. Bauer explained that the variances and subsequent subdivision would be indiscernible and 
unnoticeable because there would be no changes to the property.   
 
Mr. Bauer spoke about the issue of uniqueness of the case given that the variances already exist.  
He explained that the Board has the benefit of seeing the improvements as they exist today and 
knowing that they are not a detriment to the neighborhood.   
 
Lastly, Mr. Bauer explained that the City’s Comprehensive Plan recognizes market changes and the 
community should be responsive to those changes.  He explained that the Comprehensive Plan 
specifically states that community planning is a continuous process sensitive to changing needs.  
The Comprehensive Plan identifies the subject property as vital to the community and recognizes 
the need to enhance the shopping center.   
 
Chairman Karkhanis explained that a letter was provided from Patrick Corrigan of Corrigan 
Ventures, Inc.  Mr. Bauer explained that Patrick Corrigan was the previous broker for the subject 
property; he was involved in the redevelopment and secured leases for the existing tenants.  This 
letter was entered into the record as Exhibit N, which discussed the difficulty in finding a bank tenant 
interested in Lot 2.   
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City Attorney Julie Tappendorf prepared a memo for the Board intended to answer questions from 
the previous meeting.  Chairman Karkhanis and the Board found that the memo was sufficient and 
did not have further questions.   
 
Howard Coppari explained, that at the request of Commissioner Nadler, the building set plans were 
provided, along with an area map/site plan, stamped and received by the Community Preservation & 
Development Department on April 9, 2014, and a zoning schedule.  The plat of survey was also 
provided, dated December 23, 2014.   
 
Chairman Karkhanis asked Mr. Coppari to clarify for the record that the survey indicates a setback of 
5.02 feet.  Mr. Coppari explained that the zoning schedule indicates an ordinance requirement of 
zero feet and five feet is provided under the column “actual.”   
 
Chairman Karkhanis asked that the setback on Talcott Road be treated as a separate issue and if 
the variance is denied, the City Council can discuss enforcement.   
 
Commissioner Nadler asked for clarification on where the corner side yard is located and whether a 
seven-foot setback should be required.  Ms. Tappendorf stated that, as indicated in the memo, the 
ZBA is not the body to look into this matter.  She agreed with the importance of determining what the 
zoning requirement is and what currently exists.  Commissioner Nadler disagreed and stated that the 
documentation provided is not clear.  Alderman Moran explained that the City Council was looking 
into the matter and Jim Testin provided an internal memo to City Council.   
 
Chairman Karkhanis referenced the draft of easement agreement, entered into the record as Exhibit 
L.  Ms. Tappendorf explained that it is subject to review by the City Attorney.  The language 
regarding the conditions of approval would be added to the Ordinance prior to City Council approval.   
 
Pat Livensparger, 413 Courtland Ave, was sworn in by Chairman Karkhanis.  She asked if the 
variances would remain if they were approved but the subdivision was not.  Ms. Tappendorf 
explained that the variances for the setback restriction would remain because they are not related to 
the subdivision of the property, but the remaining would not because they are not necessary without 
a subdivision.  The case will come before City Council as a package after the subdivision request 
goes before the Planning and Zoning Commission.  Ms. Livensparger asked if the five-foot setback 
variance would apply to the entire lot.  Ms. Tappendorf explained that the variance would be granted 
for the building, not the lot in its entirety, and this would be clear in the ordinance.   
 
Mr. Bauer was given an opportunity to respond and clarified that no variances are proposed for 
proposed Lot 2.  Any development on Lot 2 is subject to site plan approval.   
 
Commissioner Nadler asked if the cross easement agreement would conflict with existing tenant 
leases.  Mr. Bauer explained that the agreement is the obligation of the property owner, not the 
tenants.  Commissioner Nadler also inquire as to whether or not these types agreements become 
problematic as properties age.  Mr. Bauer described the agreement as “commonplace.” 
 
On a motion by Commissioner Bunting, seconded by Commissioner Langan, the Board agreed to 
close the public hearing.   
 
Chairman Karkhanis polled the Commissioners to determine how to group the variances.  It was 
determined that the landscape variances would be grouped together and the two setback variances 
would be voted on individually.   
 
Commissioner Nagle explained that she only heard testimony regarding economic hardship 
regarding Lot 2.  She asked Mr. Coppari how many variances would be required to subdivide the 
property into two lots instead of three.  Mr. Bauer explained that the existing legal description does 
not coincide with Lots 1 and 2, it is not a single Metes and Bounds lot as it exists today.   He stated 
that some of the landscape variances would remain if the property was subdivided into two lots 
instead of three.   
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Mr. Bauer added that one motivation for the subdivision is to allow Walgreens to pay its own real 
estate taxes directly to the Assessor’s office.   He reiterated the concern regarding the option for a 
bank to own its own lot.  Commissioner Nagle explained that a subdivision is not required to obtain a 
separate tax number for Walgreens.   
 
Commissioner Langan asked if the landscape and parking requirements would be affected if the 
building on Talcott Road was required to be move to comply with the setback requirement.  Mr. 
Bauer explained that it would affect parking and interior landscape requirements due to the limited 
width, resulting in reduced parking stall depth or narrowed islands.   
 
The Commissioners discussed the discrepancy regarding the setback on Talcott Road. Chairman 
Karkhanis explained it is a significant problem, but it will be taken up by the City Council.   
 
On a motion by Commissioner Bunting, seconded by Commissioner Langan, the Board agreed to 
recommend approval for the following seven variances, subject to the conditions that 1) the 
variations be limited to the improvements on the property as currently constructed and would 
terminate upon redevelopment of those portions of the property for which the variations are now 
required and 2) the approval is subject to the recording of a Declaration of Cross Easements and 
Cost Sharing Provisions reasonably acceptable to the City Attorney.   
 

A. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 2 
foot along the northern lot line between proposed Lot 1 and proposed Lot 2; [sect. 13.9.b] 

 
B. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 3 

foot along the northern lot line between proposed Lot 1 and proposed Lot 3; [sect. 13.9.b] 
 
C. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 0 

feet along the eastern lot line between proposed Lot 1 and proposed Lot 3; [sect. 13.9.b] 
 
D. A reduction in the minimum required interior parking lot landscaping percentage from 10% 

to 9%; [sect. 13.10] 
 
E. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 1 

foot along the southwestern lot line between proposed Lot 3 and proposed Lot 1; [sect. 
13.9.b] 

 
F. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 1 

foot along the western lot line between proposed Lot 3 and proposed Lot 2; [sect. 13.9.b] 
 
G. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 0 

foot along the western lot line between proposed Lot 3 and proposed Lot 1; [sect. 13.9.b] 
 
Vote on the motion as follows:  
 

AYES     5 Chairman Karkhanis, Commissioners Bunting, Leslie, Nadler,  
and Schilling 

NAYS     2 Commissioners Langan and Nagle  
ABSTAIN  0 None  
ABSENT  0 None   
 

On a motion by Commissioner Bunting, seconded by Commissioner Langan, the Board agreed to 
recommend approval for a reduction in the minimum required northern corner side yard along Talcott 
Road from 7 feet to 5 feet for the existing building, per sect. 8.4, table 5, Case Number V-16-08.   
 
Vote on the motion as follows:  
 

AYES     4 Chairman Karkhanis, Commissioners Bunting, Leslie,  
and Schilling 
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NAYS     3 Commissioners Langan, Nadler and Nagle  
ABSTAIN  0 None  
ABSENT  0 None   

 
On a motion by Commissioner Bunting, seconded by Commissioner Langan, the Board agreed to 
recommend approval for a reduction in the minimum required eastern corner side yard along 
Prospect Avenue from 7 feet to 1 foot for the existing building, per sect. 8.4, table 5, Case Number 
V-16-08.  
 
Vote on the motion as follows:  
 

AYES     4 Chairman Karkhanis, Commissioners Bunting, Leslie,  
and Schilling 

NAYS     3 Commissioners Langan, Nadler and Nagle  
ABSTAIN  0 None  
ABSENT  0 None   

 
  
V. Other Items for Discussion and Updates 
 

Commissioner Bunting asked a question of Ms. Tappendorf regarding the case continued earlier in 
the meeting at 733 and 801 S Prospect Ave.  She explained that a permit will have to be pulled for 
the property within 1 year of the variance approval.  The applicant can request a longer time frame.   

 
VI. Citizens Wishing to be Heard on Non-Agenda Items  

 
VII. City Council Liaison Report 

 
VIII.   Adjournment  

 
On a motion by Commissioner Bunting, seconded by Commissioner Langan, the Board agreed to 
adjourn the meeting.   
 
Vote on the motion as follows:  
 

AYES     7 Chairman Karkhanis, Commissioners Bunting, Langan,  
Leslie, Nadler, Nagle and Schilling 

NAYS     0 None  
ABSTAIN  0 None  
ABSENT  0 None   

 
 
The meeting was adjourned at 8:40 PM.  

 
 
These minutes are not a verbatim record of the meeting but a summary of the proceedings. 



   

 

BEFORE THE ZONING BOARD OF APPEALS 

 OF THE CITY OF PARK RIDGE, ILLINOIS 

 

 

In the Matter of      ) 

      )                   Case No. V-16-08 

800 W Devon Avenue      )     

 

 

  

FINDINGS OF FACT 

 

 

This matter having come before the Board for hearing at the request of Talcott Terrace, LLC, 100 S Prospect 

Avenue, Suite 11, Park Ridge, for nine Major Variances:  

 
A. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 2 

foot along the northern lot line between proposed Lot 1 and proposed Lot 2; [sect. 13.9.b] 

 
B. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 3 

foot along the northern lot line between proposed Lot 1 and proposed Lot 3; [sect. 13.9.b] 

 
C. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 0 

feet along the eastern lot line between proposed Lot 1 and proposed Lot 3; [sect. 13.9.b] 

 
D. A reduction in the minimum required interior parking lot landscaping percentage from 10% to 

9%; [sect. 13.10] 

 
E. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 1 

foot along the southwestern lot line between proposed Lot 3 and proposed Lot 1; [sect. 
13.9.b] 

 
F. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 1 

foot along the western lot line between proposed Lot 3 and proposed Lot 2; [sect. 13.9.b] 

 
G. A reduction in the minimum required parking lot perimeter landscape yard from 4 feet to 0 

foot along the western lot line between proposed Lot 3 and proposed Lot 1; [sect. 13.9.b] 

 
H. A reduction in the minimum required northern corner side yard along Talcott Road from 7 feet 

to 5 feet; and [sect. 8.4, table 5] 

 
I. A reduction in the minimum required eastern corner side yard along Prospect Avenue from 7 

feet to 1 foot, [sect. 8.4, table 5] 

 

and the Board having held a public hearing as required by law on August 25 and September 22, 2016, and 

having heard evidence on the matter, based on the evidence presented, as reflected in the minutes of these 

proceedings, and for the reasons indicated in the minutes of this Board in this case.   

 

The Zoning Board of Appeals finds that the following facts have been established: 

 

1. The subject property was recently redeveloped.  Due to changes in market conditions, 

subdividing the property into three lots would allow increased flexibility for financing and 

marketing options.   



 

 2 

 

 

 

Therefore, the application of the terms of this Zoning Ordinance would result in undue hardship. 

 

2. The variances will preserve the existing condition of the newly redeveloped property.  No site 

plan modifications are proposed or planned in conjunction with the request.   

   

Therefore, the plight of the owner is due to unique circumstances. 

 

3. The variances requested reflect existing conditions.  Any future redevelopment and the 

development of proposed Lot 2 are subject to site plan review.     

 

Therefore, the Variance would not have an adverse impact on the locality.   

 

 

Therefore, the Board recommends that the City Council approve of the Variances, as requested, Zoning 

Case Number V-16-08, on the terms and conditions set forth in the minutes of the meeting of August 25 and 

September 22, 2016. 
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