
 

1200 Wilmette Avenue 
Wilmette, IL  60091 

 

COMMUNITY DEVELOPMENT                     (847) 853-7550 
DEPARTMENT                 Fax (847) 853-7701 

                              TDD (847) 853-7634 
NOTICE OF MEETING 

of the  
Plan Commission 

Tuesday, February 3, 2015 at 7:00 P.M. 
Village Board Conference Room – First Floor of Wilmette Village Hall 

1200 Wilmette Avenue, Wilmette, Illinois 

AGENDA 
I. Call to Order 

II. Approval of Minutes 

Minutes of the Plan Commission meeting of March 26, 2014.  

III. Planned Unit Development Process Discussion 

IV. New Business 

V. Public Comment 

VI. Adjournment 

Scott Goldstein, Chair 

IF YOU ARE A PERSON WITH A DISABILITY AND NEED SPECIAL ACCOMMODATIONS TO PARTICIPATE 
 IN AND/OR ATTEND A VILLAGE OF WILMETTE PUBLIC MEETING, PLEASE NOTIFY THE VILLAGE  

MANAGER’S OFFICE AT (847) 853-7509 OR TDD  (847) 853-7634 AS SOON AS POSSIBLE. 



  
   

             
V I L L A G E   O F   W I L M E T T E 

1200 Wilmette Avenue 
WILMETTE, ILLINOIS 60091-0040 

 

MEETING MINUTES 
PLAN COMMISSION  

 
WEDNESDAY, MARCH 26, 2014 

7:00 P.M. 
TRAINING ROOM 

 

Members Present:  Scott Goldstein, Chairman  
    Jon Garrett 
    Gary Kohn  
    Steven Schwab 
    Maria Choca Urban 
      
Members Absent: Michael Bailey  
 Richard DeLeo 
 
Staff Present: John Adler, Director of Community Development 
      
I. CALL TO ORDER. 

Chairman Goldstein called the meeting to order at 7:00 p.m.   

II. APPROVAL OF MINUTES; PLAN COMMISSION MEETING OF OCTOBER 
1, 2013. 

Ms. Urban moved to approve the minutes of the October 1, 2013 meeting.  The motion 
was seconded by Mr. DeLeo.  Voting yes: Chairman Goldstein, Mr. Bailey, Mr. DeLeo, 
Mr. Garrett, Mr. Kohn, Mr. Schwab and Ms. Urban.  Voting no: none.  The motion 
carried. 

 
III. 2014-P-01  3264 Sprucewood Lane 
 

A request by JEMJ Properties LLC for tentative plat approval of a two-lot subdivision, 
a variation from the requirement that no subdivision in a residential zoning district shall 
result in one or more lots having side lot lines abutting rear lot lines and a variation 
from the requirement that where a property prior to a subdivision has a front lot line 
adjoining a public street, lots in a proposed subdivision have front lot lines adjoining the 
same public street. 
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Mr. Kohn moved to recommend approval of the request for tentative plat approval of a 
two-lot subdivision, a variation from the requirement that no subdivision in a residential 
zoning district shall result in one or more lots having side lot lines abutting rear lot lines 
and a variation from the requirement that where a property prior to a subdivision has a 
front lot line adjoining a public street, lots in a proposed subdivision have front lot lines 
adjoining the same public street.  The Commission requested that the applicant design 
the home for the corner lot so that it has a finished appearance facing Illinois in 
conformance with the neighborhood. Ms. Urban seconded the motion. 

    
Voting yes: Ms. Urban, Mr. Kohn, Mr. Schwab and Chairman Goldstein 
 
Voting no: Mr. Garrett 
 
Absent: Mr. Bailey and Mr. DeLeo 
 
The motion carried. 
 
Case Minutes are attached.   
 

IV. Discussion of Bicycle, Pedestrian and Public Transit Planning 

Chairman Goldstein talked about the Village Center Master Plan and the bicycle and 
pedestrian connectivity aspects of the Plan. He introduced Tim Perry who is a member 
of the Environmental and Energy Commission. Mr. Perry said that the Wilmette 
Transportation Alliance Group, which he is a member of, along with the Village’s 
Environmental and Energy Commission, submitted an application to become a bicycle 
friendly community. He explained that the review process will provide valuable 
feedback to help the Village become more bike friendly. A response to the application 
is expected in April/May.  The Commission agreed that staff should pursue a CMAP 
bike/pedestrian planning grant. Mr. Adler talked about the RTA’s Access to Transit 
Improvement program that is designed to increase access to the transit system through 
small scale capital improvements. Staff will be attending an informational meeting on 
the program and will report back to the Commission. 

V. OTHER BUSINESS 

There was no other business. 

VI. AJDOURNMENT. 

At 8:05 p.m., Ms. Urban moved to adjourn the meeting.  The motion was seconded by 
Mr. DeLeo.  Voting yes: Chairman Goldstein, Mr. Bailey, Mr. DeLeo, Mr. Garrett, Mr. 
Kohn, Mr. Schwab and Ms. Urban.  Voting no: none.  The motion carried. 

The meeting was thereafter adjourned. 
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Respectfully Submitted, 
 
John Adler 
Director of Community Development 

 
March 26, 2014 Case Minutes 
 
3.0 TESTIMONY, COMMENTS AND ARGUMENTS ON BEHALF OF THE 

APPLICANT 
 

3.1 Persons appearing for the applicant 
 
3.11 Mr. Alexander Tolmatsky 

 
3.12 Mr. Anthony Kaplunov 
            

 3.2 Summary of comments 
 
3.21 Mr. Adler said the request was to subdivide the property at 3264 Sprucewood 

Lane into two lots. The two lots would be conforming in lot width and lot area. 
The proposed width of the northern most lot would be 71.9’ and the lot area of 
that lot would be 10,934 square feet. The south lot would be 68.6’ in width and 
8,401 square feet in area. The lot width requirement is 60’ and the lot area 
requirement is 8,400 square feet. Because the proposed subdivision would 
change the front lot lines of the property from Illinois to Sprucewood, relief 
from the subdivision code requirement that states where the property that is the 
subject of a proposed subdivision or resubdivision in a residential zoning district 
has, prior to the proposed subdivision or resubdivision, a front lot line adjoining 
a public street, then lots in the proposed subdivision or resubdivision shall have 
front lot lines adjoining the same public street. In addition, relief to the 
subdivision code requirement that no proposed subdivision or resubdivision of 
property in a residential zoning district shall result in one or more lots having 
side lot lines abutting rear lot lines. The current lot has its front lot line along 
Illinois, its side lot lines along Sprucewood and the east lot line, and its rear yard 
along the south lot line. With the proposed subdivision the proposed lots will 
have their front lot lines along Spruccewood and their rear lot lines along the 
east lot line. He did speak with the Village Engineer regarding curb cuts. While 
the Village doesn’t have jurisdiction over Illinois Road, it was her preference to 
have the curb cuts off of Sprucewood lane instead of Illinois Road.  
 

3.22 Ms. Urban asked if the letter that the Plan Commission received at the meeting 
from the applicant was in keeping with what the Village Engineer is 
recommending curb cut wise.  
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3.23 Chairman Goldstein asked the applicant to clarify if the letter indicates that both 
driveways would be off of Sprucewood. Mr. Tolmatsky said they originally 
submitted a conforming subdivision that would have required the buildings to 
face Illinois. After consultation with their architects and looking at the 
surrounding streets they felt that the corner lot would be out of character and 
present some safety concerns with a curb cut off of Illinois close to the 
intersection. The amended their plans for safety, so the curb cuts can be off of 
Sprucewood, and to have uniformity with the existing houses facing 
Sprucewood. The only negative affect they could see is the couple of additional 
cars travelling on Sprcuewood to get out of the proposed houses. If they are 
granted the relief to front on Sprucewood, any additional vehicles would be on 
Sprucewood for a very short period of time.   

 
3.24 Mr. Schwab said the lot on the southwest corner of Sprucewood and Illinois 

faces Illinois not Sprucewood. Mr. Tolmatsky said that house is farther away 
from intersection of Illinois and Sprucewood, so the driveway is farther from the 
intersection and safer. If they front the lots on Illinois they would not have the 
ability to place the driveway as far from the intersection. Mr. Schwab said his 
question was about character and whether changing the frontage to be off of 
Sprucewood would maintain the character of the neighborhood when the house 
on the southwest corner of Illinois and Sprucewood is orientated towards Illinois 
and not Sprucewood. Mr. Tolmatsky said Mr. Schwab is correct about the 
orientation of the house on the southwest corner of Illinois and Sprucewood but 
that house is setback further from Sprcuewood than the house they would build 
and that would force the driveway closer to the intersection.  

 
3.25 Chairman Goldstein asked if it was even possible to subdivide the other 

direction. Mr. Adler said he believes so but without a surveyor laying it out he 
wasn’t sure.  Mr. Garrett said he drove through the neighborhood and it 
wouldn’t look right to subdivide off of Illinois. Chairman Goldstein said he also 
drove the neighborhood and that the existing house does front on Sprucewood. 

 
3.26 Mr. Kohn asked if the applicant had a site plan of what they were going to build 

and if the rendering was what they were proposing to build. Mr. Tolmatsky said 
the rendering is what they are proposing to build. Mr. Kohn asked where the 
curb cuts would be. Mr. Kaplunov said the northern most curb cut would be 
about 65’ south of the north property line. Mr. Kaplunov clarified that the 
rendering shows the house elevation from Sprucewood. The proposed house has 
a side loading garage. 

 
3.27 Mr. Kohn said that there would be two homes facing Sprucewood with a side 

yard adjoining Illinois and a side yard to the south adjoining the property to the 
south. He asked if the yard to the south was the rear yard of the property to the 
south and if the home to the south faces Sprucewood. Mr. Kaplunov said the 
home to the south does face Sprucewood. Mr. Adler said that the yard to the 
south was the rear yard of that property, but that the house wasn’t built as if the 

March 26, 2014 Plan Commission Minutes         4  Approved February 3, 2015 
 

 



  
   

rear yard was to the north. It was built as if the front yard is along Sprucewood 
and rear yard was to the east. 

 
3.28 Mr. Kohn was asking because he thought they would see a drawing of where the 

proposed houses were to be located. Chairman Goldstein said the Commission 
can ask for that and table the discussion until they get site plans. Mr. Kohn said 
he was satisfied with the explanation. 

 
3.29 Mr. Kohn asked if there is a minimum distance that engineering will require the 

curb cut to be from the intersection. Mr. Adler answered yes.    
 
4.0 INTERESTED PARTIES 
 

4.1 Persons speaking on the application 
 

4.11 Ms. Sandy Glanville, 3225 Illinois Road  
 

4.12 Mr. Alex Heredia, 3226 Sprucewood Lane 
 

4.2 Summary of comments 
 

4.21 Ms. Glanville said she is the first house to the east on Illinois Road. The two 
new houses will front on Sprucewood, so the back yards of those two properties 
will face her driveway.  She didn’t think there was enough room for two houses 
unless they are squashed together. The property dips down at Illinois Road and 
there is a trench that is below the flood plain. Whoever has that property will 
have to get a $1,000 worth of flood insurance from FEMA before they can build 
there. She was told her property is below the flood plain but she had a survey 
done showing her property out of the flood plain. You can see the property 
drops down from her property and if you build it up it will be higher than Illinois 
Road. They have no curb or sidewalk along there. She is concerned about the 
aesthetics of taking down all the trees. There are a half a dozen mature Oak and 
Sycamore trees that will all need to be cut down. She is worried that somebody 
might back onto her driveway.  

 
4.22 Ms. Urban asked if this was an area that was prone to flooding. Mr. Adler 

wasn’t sure but that the neighbors would have some insight. He said that the 
Engineering Department sends the review of grading and drainage permits for 
new homes to an outside engineering firm. He didn’t believe that the property 
was impacted by a flood plain, but if it is impacted there will be additional 
engineering issues the applicant will need to overcome.  

 
4.23 Ms. Glanville said the property would hold one house but the second house is 

moved over too far. There is also a big sewer in the area. She hopes they don’t 
need to dig a trench across her property. She said that locating the curb cuts off 
of Sprucewood made sense.  
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4.24 Mr. Kohn asked if any relief was being requested in regards to lot size and 
width. Mr. Adler answered no, the lot size and width is conforming so the real 
question for the Plan Commission to consider is whether or not the applicant’s 
request for relief to allow the new lots to front on Sprucewood instead of Illinois 
made sense. 

 
4.25 Mr. Garrett asked why that is a question since the house currently fronts on 

Sprucewood. Mr. Adler said it is a question because the ordinance states that 
you should front the new lots on the same street as the old lot was fronting on.   

 
4.26 Mr. Heredia was concerned how drainage would be impacted if the grade is 

raised and the new houses are built. These two house will add to their current 
drainage aggregation. Mr. Tolmatsky said that would be addressed by their civil 
engineer (Bono Consulting Group) and the Village Engineering Department. 
Mr. Adler said that concerned neighbors can come in and review the grading and 
drainage plan and that the Engineering Department would be happy to receive 
input from the neighbors. 

 
4.27 Ms. Glanville said the water pools in odd places. She has a lake in her backyard. 

She is worried the new home will make this situation worse. She said that there 
used to be a creek in that area with a lot of Willow trees. If you dig a hole in her 
backyard to plant a tree it will fill up with water. Chairman Goldstein pointed 
out that there is a creek to the north. Ms. Glanville said the creek she was talking 
about connected to the creek to the north. 

 
4.28 Chairman Goldstein asked if the applicants investigated building a new house on 

the property without doing a subdivision. Mr. Kaplunov said economically it 
wasn’t a feasible proposition. There is a house on the property now and the lot is 
a large lot, a double lot according to the Village standards, and to build a quality 
single-family home on that lot is not economically feasible. Even considering 
the increase in real estate prices in the Village, it wouldn’t be a proposition that 
would make commercial sense.   

 
5.0 VIEWS EXPRESSED BY THE PLAN COMMISSION 

     
5.2 Ms. Urban said the concerns over the possibility of flooding are legitimate. She 

recalls that the area of unincorporated Cook County on the north side of Illinois 
has flooding issues. If they are to recommend approving the subdivision she 
would want some condition that a proper storm water analysis will be done to 
protect the neighbors.  
 

5.3 Mr. Garrett said he hasn’t heard of any reason they can speak against the 
proposal. However, what is being proposed doesn’t look right on that corner. 
Everything in that area is single-story, ranch houses. The current house feels 
right for the neighborhood. That corner is an odd place to locate two big, two-
story homes but he doesn’t know if there is a reason to say no.    
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5.4 Chairman Goldstein said that the Plan Commission isn’t looking at the density. 
Density is a zoning issue. What they need to consider is whether or not the 
reoriented of the lots put an additional strain on the neighboring properties. They 
heard testimony from both neighbors that they are not happy with the proposed 
plan.  
 

5.5 Mr. Garrett said the water drainage is going to get engineered. He doesn’t see a 
reason to say no regulatory speaking, but in his opinion it just looks odd on that 
very unique corner to have two big, two-story homes. That corner is almost a 
gateway coming into Wilmette.   

 
5.6 Mr. Kohn said since the proposed lots do not look significantly out of size 

compared to lots in the neighborhood, there is no inconsistency there.  If the 
question is where the curb cuts to be located, it seems Sprucewood is the 
appropriate place for the curb cuts. As to what belongs on the property, one-
story versus two-story, that is not a question for the Plan Commission. Water 
management and storm drainage will need to meet the applicable codes and 
ordinances. 

 
5.7 Chairman Goldstein agreed that the driveways make more sense on 

Sprucewood. Even though the current house faces Sprucewood, he would like to 
see the front of the house face the major street. Not doing so results in sides of 
houses facing major streets, which is not the historic fabric of Wilmette, 
Personally, he would like to table the request until the Commission can get more 
information on how this could work. He knows it is not a zoning issue but in 
terms of the implications of density and bulk, if they approve the request it is a 
forgone conclusion that this will be a zoning issue.  

 
5.8 Mr. Adler said in the rewrite of the Zoning Ordinance there are many new 

single-family sub-district areas. The Subject Property is in the new R1-A 
district. There are no districts that we limit homes to a single-story. Any other 
lot in the neighborhood would be permitted to go to two-stories. He said while 
the overall 35’ height wasn’t changed in R1-A, the permitted first floor height 
was lowered by a foot.   

 
5.9 Chairman Goldstein clarified that the height wouldn’t change if it was one lot 

versus two, only the bulk would be different. Mr. Adler answered yes. 
 

5.10 Chairman Goldstein wasn’t convinced that the applicant couldn’t build just one 
single-family home on the property. He said it is a concern if an adverse impact 
is being created by allowing the side yard change.  

 
5.11 Ms. Urban didn’t see a significant difference between the proposed subdivision 

and the one approved last fall on Wilmette Avenue. The Village has many 
corner lot houses that give a very long side view to a street that other homes 
front on. She lives next door to one of them and she has never really paid 

March 26, 2014 Plan Commission Minutes         7  Approved February 3, 2015 
 

 



  
   

attention to that. She didn’t think the side yards being adjacent to a rear yard lot 
line was an issue and they are all in agreement that to have the homes face 
Sprucewood is consistent with the majority of homes on Sprucewood.  She is in 
favor approving the request.  

 
5.12 Mr. Schwab agreed with Chairman Goldstein that aesthetically Lot A facing 

Illinois is a better option. The curb cut can be on Sprucewood but aesthetically it 
should appear to be fronting on Illinois Road. 

 
5.13 Chairman Goldstein asked if requiring the corner houses to be designed to 

appear to front Wilmette Avenue was part of the Plan Commission’s 
recommendation on the Wilmette Avenue subdivision. Mr. Adler said it was and 
the applicant in that case accepted it as a condition.  

 
5.14 Mr. Adler said that if the request was to divide the properties so they would 

conform to the subdivision code, fronting on Illinois, the house on the corner 
would have its side facing Sprucewood. If that was the case, the Commission 
couldn’t make the argument that you have to design that side to appear to be the 
front of the house. The Wilmette Avenue subdivision was an 8 lot subdivision 
that originally was going to maintain two of the homes facing Wilmette Avenue 
and not the new street, so arguably the character of the neighborhood wasn’t 
being changed. The request was amended and now all the lots front on the new 
street. He said the existing home on Sprucewood wasn’t designed with a front 
elevation along Illinois Road.  

 
5.15 Mr. Kohn asked if the applicant understood why the Commission preferred to 

see a house design that had a front door on Illinois Road. Mr. Tolmatsky said 
they looked at that option when they were going to front the lots on Illinois 
Road. If they did that with the lot fronting on Sprucewood, the rear yard would 
be small given the shape of the lot.  

 
5.16 Chairman Goldstein said the idea is to have the same buildable area but to treat 

the house as it has two fronts. He said the Commission can’t require it so it 
would be voluntary.  

 
5.17 Mr. Tolmatsky said they can work with staff on this issue. He didn’t believe it 

would add significant cost to address the aesthetics issue. They intend to have a 
house that is very presentable to both sides on the corner lot. 

 
5.18 Mr. Kohn suggested if they come before the Plan Commission in the future that 

they provide site plans for the proposed lots. 
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 6.0 DECISION   
 

6.1 Mr. Kohn moved to recommend approval of the request for tentative plat 
approval of a two-lot subdivision, a variation from the requirement that no 
subdivision in a residential zoning district shall result in one or more lots having 
side lot lines abutting rear lot lines and a variation from the requirement that 
where a property prior to a subdivision has a front lot line adjoining a public 
street, lots in a proposed subdivision have front lot lines adjoining the same 
public street.  The Commission requested that the applicant design the home for 
the corner lot so that it has a finished appearance facing Illinois in conformance 
with the neighborhood.  

 
 6.11 Ms. Urban seconded the motion  
 

6.12 The vote was as follows: 
 

   Charmain Goldstein   Yes  
   Michael Bailey   Absent 
   Richard DeLeo   Absent     
   Jon Garrett    No 
   Gary Kohn    Yes 
   Steven Schwab   Yes 
   Maria Choca Urban   Yes  
       
  Motion was approved.  The subject request will be on the April 22, 2014 Village 

Board agenda.  
 
7.0 FINDINGS OF FACT UPON WHICH THE DECISION WAS BASED 
 

The majority of the Plan Commission finds that the proposed subdivision is consistent 
with the surrounding neighborhood and the requested relief does not affect the general 
plan, intent or spirit of the Planning and Platting Chapter of the Village Code. While 
variations to the requirements that no subdivision shall result in new lots having side lot 
lines abutting rear lot lines and that lots in a subdivision shall be subdivided off the 
same street as the original property are being requested, the fronting of the lots on 
Sprucewood Lane is in keeping with the neighborhood. The proposed lot widths and 
areas are in keeping with the lot widths and areas in the neighborhood.  
 
A minority of the Plan Commission finds that the proposed subdivision is not consistent 
with the surrounding neighborhood. The construction of two big, two-story homes on a 
very prominent corner lot will negatively impact the character of the neighborhood.    
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8.0 RECOMMENDATION 
 

The Plan Commission recommends tentative plat approval of a two-lot subdivision, a 
variation from the requirement that no subdivision in a residential zoning district shall 
result in one or more lots having side lot lines abutting rear lot lines and a variation from 
the requirement that where a property prior to a subdivision has a front lot line adjoining a 
public street, lots in a proposed subdivision have front lot lines adjoining the same public 
street.  The Commission requested that the applicant design the home for the corner lot so 
that it has a finished appearance facing Illinois in conformance with the neighborhood.  
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