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1200 Wilmette Avenue 
Wilmette, Illinois 60091-0040 

 
MEETING MINUTES 

 
ZONING BOARD OF APPEALS 

 
WEDNESDAY, JULY 15, 2020 

 
7:00 P.M. 

 
REMOTE MEETING 

 
 
Members Present: Chairman Reinhard Schneider 
 Brad Falkof 
 John Kolleng 
 Christine Norrick  
 Ryrie Pellaton 
 Bob Surman 
 
Members Absent: Maria Choca Urban 
 
Staff Present: Lisa Roberts, Assistant Director of Community Development 
 Rachael Randolph, Planner III 
  
 
I. Call to Order 

 
Chairman Schneider called the meeting to order at 7:03 p.m. 

 
II. Opening Remarks and Swearing In 
 
 Chairman Schneider reviewed the meeting procedures for remote meetings and how the 

Zoning Board of Appeals will conduct business. All applicants and interested parties 
present were sworn in. 

 
  

3.2 
9-8-20 
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III. 2020-Z-13 472 Highcrest Drive 
 
 See the complete case minutes attached to this document. 
 
IV. 2020-Z-08 1100 Laramie Avenue 
 
 See the complete case minutes attached to this document. 
 
V. Public Comment 
 

There was no public comment. 
 

VI. Adjournment 
 

Mr. Pellaton moved to adjourn the meeting. Mr. Falkof seconded the motion. Voting yes: 
Mr. Falkof, Mr. Kolleng, Ms. Norrick, Mr. Pellaton, Mr. Surman, and Chairman Schneider. 
Voting no: None. The meeting was adjourned at 9:19 p.m. 

 
 
 Respectfully submitted, 
 
 Lisa Roberts 
 Assistant Director of Community Development 
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3.0 TESTIMONY, COMMENTS, AND ARGUMENTS ON BEHALF OF THE 
APPLICANT 

 
 3.1 Persons appearing for the applicant 
 
  3.11 Mr. Steve Kolmin, applicant 
   472 Highccrest Drive 
 
 3.2 Summary of presentations 
 
 3.21 Ms. Roberts said that this is a revised request for a 3.41’ front yard setback 

variation, a 0.9’ front yard stoop setback variation, and a 116.0 s.f. (5.1%) front 
yard impervious surface coverage variation to permit the construction of a two-
story addition on the legal non-conforming structure. The Village Board will hear 
this case on August 25, 2020.  

 
 3.22 The applicant said they made changes from the previous hearing. He heard the 

board’s comments at the last meeting and incorporated their suggestions. They 
revised the front yard coverage variation by removing the porch in question. In 
removing the porch, they now included a stoop. It sits in the same location as the 
current stoop but comes out 1’ further. That is to facilitate the entrance into the 
house with the current front door and the proposed garage. They are dealing with 
the house sitting too far forward and already being non-conforming to the 32’ 
setback. They reduced the overall impervious surface variation to 5.1%, which is 
consistent with the current footprint of the property. Everything else is pretty much 
as it is today, and they are replacing the sidewalk on the side. The driveway will 
remain in the same location. He asked if board members had questions or 
comments.  

 
 3.23 Mr. Surman asked if they were installing a small sidewalk from their stoop to the 

driveway.  
 
  The applicant said that was correct and that is counted in the application.  
 
 3.24 Mr. Pellaton thanked the applicant for revising his plans based on the previous 

discussion. Does he still intend to do water mitigation in the rear yard? 
 
  The applicant said he still planned for water mitigation in the rear yard.  
 
 3.25 There was no one at the zoom meeting to comment on the application. Ms. Roberts 

said there was no communication on this case. There were no YouTube comments.  
 
5.0 VIEWS EXPRESSED BY MEMBERS OF THE ZONING BOARD OF APPEALS 
 
 5.1 Mr. Pellaton said that most of the objections from the board at the last meeting 

were about increased impervious surface because of the porch, which was full 



2020-Z-18 472 Highcrest Drive July 15, 2020 

2 
 

length, and has now been reduced to something more modest. He is not sure what 
steps the applicant is going to take to solve the water problem in the front yard. He 
cannot find a reason to object to the request so he can support it.  

 
 5.2 Mr. Kolleng said that when the board met two weeks ago, they concurred with 

everything except for the porch, which was removed as proposed. Outside of the 
porch, he supported the original request.  He said that standards of review are met, 
and he will support the request.  

 
 5.3 Mr. Surman agrees with above comments and he can support the request.  
 
 5.4 Mr. Falkof said he would agree with above comments. He was initially concerned 

about the front porch and without the front porch, there is no reason to not approve 
the request. He can support the request.  

 
 5.5 Ms. Norrick agrees with above comments.  
 
 5.6 Chairman Schneider had nothing to add to above comments and can support the 

request.  
 
6.0 DECISION 
 
 6.1 Mr. Pellaton moved to recommend granting a revised request for a 3.41’ front yard 

setback variation, a 0.9’ front yard stoop setback variation, and a 116.0 s.f. (5.1%) 
front yard impervious surface coverage variation to permit the construction of a 
two-story addition on the legal non-conforming structure at 472 Highest Drive in 
accordance with the plans submitted.  

 
  6.11 Mr. Kolleng seconded the motion and the vote was as follows: 
 
   Chairman Reinhard Schneider Yes 
   Brad Falkof    Yes 
   John Kolleng    Yes 
   Christine Norrick   Yes 
   Ryrie Pellaton    Yes 
   Bob Surman    Yes 
   Maria Choca-Urban   Not Present 
 
   Motion carried. 
 
 6.2 Mr. Pellaton moved to authorize the Chairman to prepare the report and 

recommendation for case number 2020-Z-18.  
 
  6.21 Mr. Surman seconded the motion and the vote was as follows: 
 
   Chairman Reinhard Schneider Yes 
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   Brad Falkof    Yes 
   John Kolleng    Yes 
   Christine Norrick   Yes 
   Ryrie Pellaton    Yes 
   Bob Surman    Yes 
   Maria Choca-Urban   Not Present 
 
   Motion carried.  
 
7.0 FINDINGS OF FACT UPON WHICH DECISION WAS BASED 
 

The Zoning Board of Appeals finds that the request meets the variation standards of Section 
5.4.F of the Zoning Ordinance. The physical conditions of the property, the siting of the 
house on the lot, the absence of a garage originally, and location at the end of a street, 
impose upon the owner a particular hardship. The plight of the owner was not created by 
the owner and is due to the unique development of the home and lot. The hardship is 
peculiar to the property in question. The hardship prevents the owner from making 
reasonable use of the property with a functional, accessible garage. The proposed variations 
will not impair an adequate supply of light and air to adjacent property or otherwise injure 
other property and its use. The proposed plan calls for substantial improvements to grading 
and drainage, which should benefit the neighbors as well as the owner. The variations, if 
granted, will not alter the essential character of the neighborhood. The scale of the lot is 
such that the garage will have a minimal impact on the wider neighborhood. 

 
8.0 RECOMMENDATION 
 

The Zoning Board of Appeals recommends granting a revised request for a 3.41’ front yard 
setback variation, a 0.9’ front yard stoop setback variation, and a 116.0 s.f. (5.1%) front 
yard impervious surface coverage variation to permit the construction of a two-story 
addition on the legal non-conforming structure at 472 Highest Drive in accordance with 
the plans submitted. 
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3.0 TESTIMONY, COMMENTS AND ARGUMENTS ON BEHALF OF THE 
APPLICANT 

 
 3.1 Persons appearing for the applicant 
 
  3.11 Mr. Scott Freres, President 
   The Lakota Group 
 
  3.12 Mr. Dennis Stonequist, Executive Vice President 
   Loyola Academy 
 
  3.13 Ms. Sara Lundgren, architect 
   Krueck and Sexton 
 
  3.14 Mr. Peter Lemmon, traffic consultant 
   Kimley Horn & Associates 
 
  3.15 Mr. Joshua Grossman, partner 
   Schuler Shook 
 
  3.16 Mr. Steve Bauer, attorney 
   Meltzer, Purtill and Stelle 
 
  3.17 Mr. Chris Miehle, project manager  
   TERRA Engineering 
 
 3.2 Summary of presentations 
 
 3.21 Ms. Roberts said that this is a request for an expansion of a special use (educational 

facility, secondary), a 3.0’ height variation (lobby and east roof), a 4.5’ parapet 
height variation (lobby and east roof), an 11.0’ height variation (theater), an 11.5’ 
parapet height variation (theater), a 37.0’ height variation (fly tower), a 38.5’ 
parapet height variation, a 7.0’ light pole height variation, and a 2.0’ aisle width 
variation to permit the construction of a theater addition and associated site 
improvements. The Village Board will hear this case on August 25, 2020.  

 
 3.22 Mr. Freres is representing Loyola Academy. He has several team members at the 

virtual meeting.  
 
 3.23 Mr. Stonequist said Loyola Academy strives to educate the entire person. The fine 

and performing arts are an integral piece of their mission. They want to be a 
resource for their students and the village.  

 
 3.24 Mr. Freres said there are about 6 to 7 team members at Loyola Academy and the 

rest of the team is virtual. The proposal is a needed reinvestment to bring Loyola 
Academy up to a new standard and deliver new services in the arts. The board saw 
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Loyola Academy as part of a Loyola Academy master planning process. That was 
several years ago. Lakota was involved with Loyola several years ago regarding 
campus reinvestment. They presented their phase 1 project. There is a deliberate 
goal of rebuilding a relationship with the neighborhood around Loyola. They 
continue working on a constant dialog with neighbors. They are in a residentially 
zoned neighborhood. But Loyola Academy is a special use for a school. They have 
been at their site for quite some time.  

 
  This process began in February 2020. There was a live open house discussion with 

neighbors on February 12, 2020. They shared their ideas and thoughts for phase 2. 
At that time, they were packaging their ZBA submittal and provided staff with a 
first round submission in February with the idea of coming to the ZBA in March. 
Between February and the most recent virtual neighbors meeting that happened 
about one week ago, they spent a lot of time evaluating their plans and how they 
could make it better. They carried the thoughts, suggestions, and concerns 
expressed by neighbors.  

 
  Where is the right place for the performing arts center (PAC) on the site? What are 

impacts on the neighborhood from shadow and site lines and parking and 
circulation? They spent considerable time between February and July tweaking and 
refining the plans and making the plans better for everyone.  

 
  They believe they have a successful project that they are proud of and the team has 

spent a lot of time shaping and refining the plans.  
 
  They went through the phase 1 process. They developed a master plan. As part of 

the plan they asked for a special use amendment that occurred in August 2016. The 
focus of that project was to create a natatorium facility, improve circulation, 
parking, queuing, and dynamics with the neighborhood. They improved safety and 
security. Storm water was also a focus. This continues to be a major issue for the 
community. For phase 1, they met their own internal metrics and the metrics that 
the community asked them to self-evaluate in terms of parking and traffic. They are 
happy with the outcome and with their relationship with the neighbors.  

 
  Tonight, they are asking for an amendment to move onto the next phase of the 

master plan. The amendment is for a performing arts center that was part of the 
master plan. They brought in experts to tell them how to make this building work 
not just for performing arts but visual arts.  

 
  As part of developing the center, there are components that need tweaking like 

parking, circulation, lighting and site landscaping. Their master plan described 
campus improvements and parking. The original vision for the center was along 
Laramie, close to all major parking facilities, near tennis, near athletic components 
of the campus. They wanted a front door presence. They realized was the original 
site was not the best place. The biggest impact of that area is that it did not connect 
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with the campus and facility that provided efficiency and minimized disturbance 
and impact on the visual character of the neighborhood.  

 
  He showed partially what they built in phase 1: natatorium, improved parking 

facilities, and developing storm water improvements. Staff is on site to manage the 
traffic at peak periods. Again, he talked about improved relations with the 
neighborhood.  

 
  Tonight, they are presenting the performing arts center. The structure is 29,000 

square feet with approximately 550 seats. It is a theater that provides music and 
performing arts, dancing, art gallery, and great common space connected to campus 
life areas. The location better serves the dynamic of connecting both internally and 
externally and minimizing visual impact. He said that the purple box on the plan 
designates the new facility. It requires a number of variations and he will discuss 
why they think those variations are needed. The plan meets the storm water 
requirements and parking requirements. It improves the landscaping and a beautiful 
internal space. They are cognizant about the impact on neighbors. They believe that 
they have lessened the impact on the neighborhood. The variations are for height 
of the center in three critical locations. The variations are for additional height for 
parking lot lighting to 25’ in height instead of 18’. They received the same variation 
for phase 1. They are asking for a variation on the parking lot drive aisle width that 
is narrower than the allowable 20’. Peter Lemmon will discuss that element.  

 
 3.25 Ms. Lundgren said that they have been working with Loyola for over a year on a 

plan for campus completion. She talked about the north and south elevations of the 
building. They have a pre-cast structure that is an acoustical mass that houses the 
primary theater components. They are right on the expressway, so they need to 
account for that. They chosen certain materials to support the acoustic needs of the 
project. There is a manufactured limestone they are using as a rain screen and glass 
that opens up the building and breaks down the massing. She showed a view of the 
interior quad that they are creating for the campus. It is critical to campus life.  

 
  The north elevation shows massing breakdown to better relate to the scale of the 

neighborhood. They are not impacting any existing trees.  
 
  She showed the west side on the top and the east side on the bottom. There is a 

double height glazing wall breaks down the massing and brings one’s eye in. On 
the east elevation, which is the expressway side, this side is dealt with through 
landscaping. There is a loading component. They kept the mechanical equipment 
in the back, so it has minimal impact on the neighborhood.  

 
  She showed the building’s overall roof plan and the massing of the plan from the 

sky. They are showing this because there was recent interest at a neighborhood 
meeting that asked how much the fly tower part of the overall project plan was. The 
fly tower is a small part of the building. It is 13% of the overall footprint. It is about 
the same short width as the Jesuit wing, which is on the west side. They are 
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removing 15 trees from the existing site where the building goes and for some 
construction realities. They are replacing the 15 trees with 29 new trees, minimum 
4” caliper, which is larger than the village requirement. It is a mix of tree types. 
There are five indigenous trees, which will create a healthy ecosystem and will 
replace the current healthy ecosystem.  

 
  She showed a building section as if one was standing in front of the building and 

took a cut out of the building. This is to show the reason for the height and the types 
of spaces they have. There is an entry lobby, a theater house, a stage house, and 
back of house. In the back of house, there is a mechanical well. The wells on the 
exterior will go up to the top of the mechanical equipment and block the noise so 
there is minimal noise to the neighborhood. Additionally, this is on the expressway 
side. Vertically is a system of simple moves that start to tell how tall the stage house 
and fly tower will be. Starting at the water table, which is 6’ below the mean grade 
level, they go up 8’. That creates the orchestra pit. From the stage up to the 
proscenium opening is 26’ high. The proscenium opening is the element that starts 
the equation for how they move up to the top of the fly tower. The reason for the 
proscenium opening being 24’ above the stage is due to the type of performances. 
There is a range of performances from dance to theater to vocal and orchestra. The 
orchestra shell is an interior enclosure behind the proscenium wall into the stage 
opening needs to create a single acoustic enclosure with the theater house. That 
proscenium opening was reduced from 25’ above stage to 24’ above stage to create 
the acoustical enclosure.  

 
  From that point up, they have series of moves that relate to safety and changing of 

scenery by novice students to get everything to happen at the same time. There is 
an orchestra shall, then a curtain, which needs to fly up. The height of the curtain 
is about 18” above the proscenium opening. She talked about the bottom of the line 
set, which is an element of the stage house that allows them to hang scenery. The 
top of the line set is at 55’. Above the surface of the grid iron, which is at 57’.  

 
  The surface of the grid iron is the equipment that allows inspection and use of the 

line sets to happen on a regular basis, which is the safest way to inspect theater 
equipment and the componentry within the stage house. From there, they have to 
be 8’ minimum for code and they get to the bottom of the roof structure. There is 
slab and then parapet walls. All of those things equal 75’ above the mean grade 
level. 

 
  This is also set by the fact that they do have a balcony. They had to go up instead 

of wider based on the area they have on site. She then showed a section through the 
theater which gives a sense of acoustic baffles inside the theater house. It also shows 
the balcony level. This is not an overly large space for what it is. They are trying to 
tie it to a tight acoustical enclosure. This is what allows them to create the fly tower 
and to move between types of performances easily and most safely for the novice 
students who will be using the space.  
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  She showed a view from Illinois Road. It shows the breakdown of the massing and 
the scale relationship to the west wing. In response to neighborhood feedback about 
the fly tower and the height relative to the community, they took some vantage 
points and looked at building heights and transposed it within specific points. There 
is a simple whit massing with a red outline that shows the theater building. She 
talked about a view from frontage road along the expressway looking south just 
north of riverside drive.  

 
  The next view is getting closer to Illinois Road. Even in winter, a significant portion 

of the fly tower is masked from the points of view on the street. She talked about a 
view from Illinois going west looking to the east. A bit of the fly tower is visible 
extending beyond the school’s west wing. Any further back, the trees start mask 
the area. The building itself blocks the theater and fly tower in one view. This is on 
Laramie and Thornwood looking over to the east. She described several more slides 
and what is actually visible. At the corner of Lake and Laramie and what can be 
seen on the left-hand side is the fly tower with the red outline. To the right of it is 
the tower at the old Carson Pirie Scott building.  The further back, the more they 
can see.  

 
  In response to neighborhood feedback, they wanted to understand what is 

happening with shade and shadows. Will the fly tower provide shade throughout 
the day? They studied this and she explained a matrix depicting different times of 
the day and different times of the year. There is some shadowing on adjacent 
property north of the campus in the morning of winter. All other times is left 
without any shadow. They asked what the morning condition in winter looked like. 
In winter, they have 50 days of sun, between October 15 and February 15. Within 
those days of sun, two hours after sun rise is the time, they would not have any 
shadowing on properties to the north. At 7:30 a.m. when the sun is still coming up, 
there is a significant portion of the neighborhood that is under shadow. At 8:00 a.m. 
the area is not fully under shadow. At 8:30 a.m., that shadow shifts a little to the 
east and at 9:00 a.m., it shifts further to the east. At any time, there might be two 
houses that are impacted by the fly tower. That only occurs in a two-hour window 
after sunrise about 50 days out of the year between October 15 and February 15.  

 
  They also have Shiller Shook and Terra Engineering on the phone who can talk 

through questions related to the fly tower height and more detail about the way the 
theater needs to operate and also any questions related to storm water management.  

 
  Variation 2, which is about the height of poles in the parking lot, was also requested 

in phase 1. They are adding six light poles. They are keeping lighting to code 
minimum. They don’t want a bright parking lot but want a safe parking lot. They 
want to match existing light poles. She showed an image of the light that they 
propose and that is used on the south side of campus.  

 
 3.26 Mr. Lemmon said variance 3 is regarding the drive aisle width in the area in the red 

box. They are just short of being able to provide the width for a two-way drive aisle 
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in order to provide an appropriate sidewalk on the north side of the performing arts 
center. They have about a 20’ width, which is below the requirement for a two-way 
drive aisle. This still allow vehicles to maneuver in and out of the parking spaces 
on the north side of the driveway aisle and puts them in a one way east bound 
circulation pattern along the north side of the performing arts center, which works 
out well for how they want the area to function.  

 
  This portion of the side is geared up well for people picking up and dropping off 

near the front door which is on the west side of the performing arts center for events. 
They can drop off and then continue eastward and exit on the far east driveway out 
onto Illinois Road. During event conditions, the driveway just west of the red box 
would be close off. That traffic is following in an eastbound direction as it flows 
across the north side of the campus.  

 
  They went out and had some parking counts done at different times of the day, 

weekdays and weekends. They looked at January 16 through 18, 2020. They wanted 
to identify dates where they had events happening on campus such as sporting 
events and other activities. They wanted to set a baseline of what the current parking 
conditions were on campus during these times and later be able to relate them to 
different programmatic opportunities at the performing arts center. He showed a 
slide that represented a range of different event options on weekdays and weekends. 
On weeks days, they looked at days and evenings. On the weekends, they also 
looked at daytime or an evening event. He showed typical anticipated events in the 
performing arts center, as well as typical attendance. During the school day, most 
events would be attended by students, faculty, and staff already on site. But it is 
possible for people toc come from off site to participate. In the evenings, they look 
at everyone coming from off campus. Based on occupancies for different kinds of 
events such as theaters and sporting events where there are 2 to 3 people per car. 
They relate the attendance to the parking demand and compare that to peak hours 
on a weekday daytime and evening and weekend daytime and evening and come 
up with a total to see what total projections would be. They would have sufficient 
parking available. Total parking is 710 spaces. Not all parking is immediately 
adjacent to the performing arts center. There are spaces throughout campus.  

 
  The next slide explains the traffic management plan. On the far left is the parking 

plan which is broken down into user groups: student, faculty/staff, and visitor 
parking. The next section explains traffic circulation for arrival and the after-school 
dismissal. Much of the improvements done in phase 1 relate to the south end of 
campus. They added a lot of capacity for vehicles to stack and que. That area would 
not be impacted by the performing arts center. The area in the far northeast corner 
of the campus has some pick up and drop off today. That area would be modified. 
That area can be heavily used at times. They would have fewer people exiting the 
school building for pick up and they would be directed more to the south where 
there is more queuing capacity.  
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  Benesch did a look back study when phase 1 was approved to provide some 
assurance that the measures identified in the traffic management plan and traffic 
and parking studies for phase 1 approval to show those would work and to identify 
what they could do if options were not effective. The village chose Benesch and 
Company for a study to do a look back review of the traffic operations plan. Based 
on their analysis things have worked out really well and they do not anticipate that 
being any different for phase 2. There are traffic control aids at the driveways and 
active management of traffic situations and queuing. Much of the pickup and drop 
off area will not be impacted by the placement of the performing arts center.  

 
  They talked about different strategies when there are events such as closing the 

driveway on Illinois just west of Frontage Road and having active traffic 
management on site as needed to keep ques moving and ensuring that people are 
distributed regarding campus parking. This goes a long way to show the track 
record that the school is building regarding their addressing traffic and parking 
issues on campus and in the surrounding neighborhood. He has been out there with 
specific school staff to observe conditions to ensure things are working smoothly 
and how to make adjustments if they aren’t. If what they are planning to work in 
phase 2 needs tweaks, they will be out there making any necessary changes.  

 
 3.27 Mr. Freres said that there is a host of supporting graphics, design, imagery in the 

packet they mailed to the village. Their team including engineers, stage and lighting 
people, legal team. They can answer any questions. They have met the standards 
for special use. They also provided additional dialog in their text from February 
and in their current submission. They have to go to sever boards seeking approval. 
They intend to comply with all village standards that are required as they did in 
phase 1. They will continue their great relationship with Valente Builders, the 
contractors for phase 1. They will meet the neighbors’ expectations as well.  

 
 3.28 Chairman Schneider thanked the team for the comprehensive presentation. Board 

members will now have a chance to ask questions.  
 
 3.29 Mr. Surman said he is an architect and thinks that the plan is very well thought out. 

The massing works well with the site. The fly tower and other elements are towards 
the expressway away from the neighbors. The circulations work very well. Were 
710 parking spaces the number that the board approved. He was on the board at that 
time.  

 
  Mr. Lemmon said the previously approved number for phase 2 was 734 so it is 24 

less than what the previous phase 2 total was. They are maintaining the same 
amount of staff parking and student parking. They knew they would have to go 
back on the number when they put in the performing arts center. The excess parking 
was allocated to visitors and was more than what is needed. They end up with 83 
more spaces than what they had before phase 1 started.  
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 3.30 Mr. Surman asked if there was a parking issue are there any opportunities to 
expand. 

 
  Mr. Lemmon said that even when they did their counts in January, they had 80% 

of spaces occupied. That can be controlled via permits. In terms of expansion, they 
do not anticipate that they will need more and particularly for the performing arts 
center. During events they may use valet parking if needed.  

 
 3.31 Mr. Surman asked the time of the major performances. Are they in the early 

evening?  
 
  Mr. Lemmon said when they did counts, they looked at dates when there were 

student events. There would be no events at the performing arts center when there 
is a home football game. Schedules would need to be coordinated. Evening and 
weekend events do not generate as much parking need.  

 
  Mr. Stonequist said that Loyola made a commitment not build on those fields across 

the street. They use them for sporting event parking and big events. The theater will 
warrant a strong parking management plan for larger events.  

 
 3.32 Mr. Pellaton said he appreciates the amount of thought and planning that has gone 

into phase 2. It is obvious that there was a lot of discussion with neighbors. He 
disagrees with Mr. Surman regarding traffic flow. It looks to him that they are 
creating gridlock at the north end of campus with a circular traffic flow. There is 
already difficulty getting through the intersection coming south on Illinois because 
one has to make a jog coming over to Laramie. A lot more traffic will be introduced. 
The traffic pattern that was shown is circular where they come south on Illinois and 
go straight up Illinois. It doesn’t show them crossing over. Most cars are going to 
travel west to get back to Laramie. He does not know if the fire department has 
weighed in on the proposed reduced drive aisle. 20’ seems fairly narrow. They will 
not get fire equipment into that area. Regarding the fly tower, he said he was 
involved with building the new auditorium at Francis Parker school in Chicago. 
The neighbors complained about their interest to have a fly tower so one was not 
built. It is possible to have a well working auditorium without a 75.5’ fly tower. In 
his mind, there is a big question about the justification for a variance for something 
that would be one of the tallest buildings in the village.  

 
  Generally, he understands the choice of materials, the appearance from the north 

looks to him like a big warehouse facility. There are no windows and it is very 
rectilinear and plain. He does not know if anything can be done to change that. He 
does not know if the trees will do a lot to soften it up, but they do help. He was not 
on the board when the previous parking plan was approved. He has no idea why a 
variance was granted for the additional height for parking lot lights.  They can use 
shorter lights and more of them and achieve the same end result. He wants to know 
whey they need higher light fixtures, which will have light spill.  

 



2020-Z-08 1100 Laramie Avenue July 15, 2020 

9 
 

  Mr. Lemmon said that on a typical day much of the traffic for drop off and pick up 
in the northeast corner is oriented to the north. Most of the traffic associated with 
using Laramie uses the south side of the campus. 

 
  Mr. Pellaton said he personally attest that that is not true. In addition to Loyola, 

there is New Trier and people wanting to get back to Lake Avenue come south on 
both Happ and Frontage Roads to get to Laramie. There is a huge traffic jam during 
drop off and pick up.  

 
  Mr. Lemmon said that was correct. This plan does not change what happens on 

external streets. The internal network will have a similar traffic pattern as today 
where people come in on the northeast corner and circulate on that corner to head 
back out onto Illinois. There is a stop sign that helped organize the right-of-way at 
that intersection of Frontage Road and Illinois. The school has done things to offset 
dismissal times from New Trier. In the past the times were almost the same. But 
that has changed when Loyola changed pick up time. In the northeast corner where 
the performing arts center would go, the traffic pattern will be very similar. The 
traffic that comes on the east side of the school would be the same.  

 
  Regarding the fire department’s review of the access, he is not aware of the results 

of their review. Ms. Roberts may have something to add on that. A 20’ wide access 
road should be enough for emergency vehicle access. An emergency vehicle 
generally requires 15’ to 16’ in width. If a car was there, they would want the car 
to move to an adjacent parking space. Cars cannot park in that aisle. He cannot 
speak to the village’s fire department review.  

 
  Mr. Pellaton said he has a better understanding about the aisle width and equipment. 

He has questions in his mind about efforts to prevent people from parking there just 
from personal experience. He can see that they would park there on a temporary 
basis. It is less of a concern.  

 
  Mr. Lemmon added that this section would have more traffic control aides so there 

is more active traffic management along Laramie at each of the access drives. 
During events there is a lot more focus that this area maintains its clear zone.  

 
  Mr. Pellaton asked if they would consider a right turn only coming out of Illinois?  
 
  Mr. Lemmon said that should not be a problem to put a sign there and have traffic 

management reinforce that.  
 
  Mr. Pellaton asked if someone could address the height of the fly tower and the 

need for a full fly tower.  
 
  Ms. Lundgren said that Mr. Pellaton commented on the fly tower, the warehouse 

appearance, and the light fixtures. Regarding the light fixtures, they are using the 
precedent of the rest of the campus that was a previously approved variation. They 
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did do lighting studies that showed that the light fall does not go beyond the parking 
lot.  

 
  Mr. Pellaton said if you were a neighbor with windows facing in that direction, 

there will be some illumination of reflected light.  
 
  Ms. Lundgren said it would be no different than the south end of the campus. With 

all of the landscaping, there is a lot to block it from neighbors. They are keeping 
the campus consistent and clean.  

 
  Mr. Pellaton knows that not having a multiplicity of fixture types and bulbs is 

helpful.  
 
  Ms. Lundgren then addressed the warehouse appearance. The reality and typology 

of a theater building is that it is an enclosed volume. They tried to keep the volume 
away from the neighbors and closer to the expressway. Once they get to Illinois 
Road, it will be visible. They tried to take the overall massing and created 
delineation. They have taken front of house, back of house, and theater house and 
separated them. There is an additional detail to have a break between massing. 
Looking at the surface, they wanted to ensure that it was an elevated surface. It is 
performing like precast, but they are rendering it like limestone.  

 
  Mr. Pellaton asked if they considered using panels or other materials, so it is not 

one uniform material all the way across.  
 
  Ms. Lundgren said there is a jointing within the precast system that will help break 

that down. When you apply a material to precast it starts to get duplicative. Portions 
of the building perform like a rain screen system. They are looking at how to break 
down the precast façade to give it another scale to those passing by. Regarding the 
fly tower, a shorter fly tower is possible. Every day the theater is used the shorter 
tower would be felt and the users will know it.  

 
  Mr. Grossman said that to the question as to whether a fly tower is necessary, there 

are many different theater forms. He is a big fan of Francis Parker and they worked 
on that school as well. But it is a completely different type of theater. It is an open-
end stage theater that does lots of things that the Loyola theater will not do. It does 
not support traditional methods of stage craft. One of the goals that Loyola had was 
to teach students performance and technical aspects of theater. The most common 
form of theater is a proscenium type theater. That is the form they chose for Loyola. 
There is a stage house that needs to support a lot of different things and to support 
the transition from one activity to another as easily as possible. A full height fly 
tower means that they can handle the equipment less and to do it with enough space 
that they can clear curtains out of the way of other elements. The height of the fly 
tower allows them to put in grid iron using a traditional rigging methodology. All 
of that equipment needs an annual inspection, which was a requirement not in place 
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in 2009 when Francis Parker’s auditorium was built. A grid iron with a walking 
surface would make inspection easier.  

 
  Mr. Pellaton is interested in hearing what is colleagues have to say. They are 

balancing the personality of the building and impact on neighbors with the 
convenience of the school and the safety factor.  

 
 3.33 Mr. Falkof asked what performing arts was at Loyola at this time. Is there a theater?  
 
  Ms. Lundgren said they have a smaller theater that is designed for speaking. It is 

180 seats. They want to accommodate an entire class and use it for all of the 
performing arts. Right now, Loyola rents facilities across the North Shore. They 
don’t have a theater arts program.  

 
  Mr. Falkof is having a little trouble seeing where the fly tower is, but given the 

space of the PAC, the fly tower is not all the way to the east and is closer to the 
west side of the PAC.  

 
  Ms. Lundgren said it is closer to the east side. A theater has a number of back-of-

house spaces that need to happen and that feed the stage. There is more of the public 
side on the west side of the stage, which is the theater and the lobby.  

 
 3.34 Mr. Pellaton said that the fly tower would be east of where Frontage Road hits 

Illinois.  
 
 3.35 Mr. Falkof asked if any thought was given to putting a PAC where a fly tower 

would go as far east as possible.  
 
  Ms. Lundgren said that the critical challenge that they have is that from a planning 

standpoint, they do need programs on the private side of the fly tower. They looked 
at the fly tower in a lot of different scenarios early on in the planning. She discussed 
the various scenarios. They have a parking aisle and fire department access that still 
needs to be maintained. They know that the chiller plant will want to be as far away 
from people as possible. They have to work from the east side to the west side and 
put as much of things that no one wants to see all the way to the east given the fact 
that they need to continue circulation. From there they can move to the west. Part 
of it is an exterior programming exercise of putting the chiller plant adjacent to the 
expressway. Other things are interior spaces that have an impact of how far west 
the fly tower had to be.  

 
  Mr. Falkof asked if they had considered creating a fly tower that would be shorter 

in height.  
 
  Ms. Lundgren said they did look at that option. It came down to a question of safety 

for the students.  
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  Mr. Grossman said they did look at other options for fly tower height. Because of 
everything that the theater wants to do, they looked at finding a height as short as 
possible but without the functional compromises that would impact safety, and this 
is the height that resulted.  

 
  Mr. Falkof asked if this board or the Village Board were to say no to the 72’ fly 

tower, is there a plan B. 
 
  Mr. Grossman said that plan B would be to look at a shorter fly tower and then 

address all of the functional compromises and other issues.  
 
  Ms. Lundgren said there is a water table that they are working from. Their lowest 

surface is the orchestra pit and is 3” below the water table. Once they push that 
lower, there are many negative impacts on the building and a hardship to Loyola if 
they want to maintain safety. It is not feasible in their minds.  

 
  Mr. Falkof asked for a clarification – it’s not feasible or is it more expensive.  
 
  Ms. Lundgren said expense does play a role but there are elements that become 

super complicated. The project is committed to universal accessibility. The stage is 
at the ground floor level, which is not that high above the ground. They are 
connecting to the east wing. There are other components to consider and it would 
be difficult to consider other options.  

 
 3.34 Mr. Surman said that the water table in different areas on the North Shore can vary. 

It can be 20’. Six feet is common for Wilmette. From an architectural standpoint, if 
they go below the water table with any type of construction, it is more difficult. 
They would need pumps going constantly. The focus right now is on the fly tower 
and everything else, but Loyola is currently deficient compared other nearby 
schools. Is a fly tower built as a standard in the industry or is this out of the 
ordinary?  

 
 3.35 Mr. Pellaton asked for examples of other high schools in the area that have 

equivalent fly towers.  
 
 3.36 Mr. Surman said that with technology and everything else changing and acoustics 

within the space they want to build something that is state of the art.  
 
  Mr. Bauer said he wanted to address the last few comments that Ms. Lundgren 

made relative to water table and the beginning remarks by Mr. Surman. They do 
have the project civil engineering representative on the line and he can speak more 
to the significance of the water table and its impact on the project as well as the 
village’s storm water management system if the lowest level of the theater is further 
sunken into the ground and further soaking into the water table resulting in 
displacement from the water into Loyola’s underground vaults and as a result of 
taxing impact of water capacity on the vaults, into the village’s storm water 
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management system. The point being that the further the building is sunken into the 
ground to reduce overall building height, the greater the opportunity for impact on 
the village’s storm water management system, which does not benefit anyone.  

 
 3.37 Chairman Schneider asked Mr. Grossman to respond to a concern from board 

members. To what extent is programmatic function of the theater dictate the shape 
of the stage and the fly tower? What other schools have a similar situation?  

 
  Mr. Grossman said this is a complicated question. Francis Parker is an open-end 

stage theater. High school theaters are multi-function. There are many examples of 
different sizes and shapes of theaters. There are examples of the area that have 
traditional fly towers. He spoke about Stevenson HS, Oak Park/River Forest HS, 
Oak Lawn HS, and Simeon Career Academy. They all have full height fly towers. 
But there are lots of high schools that don’t for a variety of reasons from zoning to 
cost. And they can function, but function with compromise. It is the nature of 
theater operators to do what they must to get things done. They do it with all sorts 
of compromises. At Loyola, they are seeking to create a space that eliminates as 
many of the functional and safety compromises as they can. There are lots of 
different way to make theater and make a theater.  

 
 3.38 Mr. Surman asked if the proposed PAC was state of the art for the industry. If the 

neighbors were not an issue and they were in open property like Stevenson, would 
they go this route with the fly tower.  

 
  Mr. Grossman said they would go this route with what Loyola wants to accomplish. 

This is the form they would start with.  
 
 3.39 Chairman Schneider said that the conceptual master plan shows the PAC along 

Laramie. He agrees that this was not the best location. The approved phase 1 site 
plan does not show a PAC location. Why was the PAC not shown? 

 
  Mr. Freres said that the concept master plan was an attachment to the phase 1 

request. They were not requesting to build the entire master plan. It was a courtesy 
to show the neighbors and the village what their final intent was with regard to 
Loyola’s vision for the future regarding expansion. Their only request for phase 1 
was to build the natatorium, the supporting demand and capacity that would take 
future goals into consideration, to improve circulation for the neighborhood. The 
neighbors were very concerned about parking and stacking and parents waiting for 
their children on area streets. They did not ask for anything other than those 
components as part of the phase 1 special use amendment. The master plan was a 
guide to show neighbors their goals. They said they were going to build a PAC, but 
they would return with that plan as a second request. They brought in a team who 
are experts in putting together this type of facility. What they are providing for the 
PAC is state of the art. It meets the needs of LA students and program expectations, 
as well as future goals. The issue at hand is height and may be design. But what 
happens inside the building is paramount to an effective testament to a lot of dollars 
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that the school is spending to make it happen. They want to do the right thing. They 
are taking the board’s questions and concerns as important matters.  

 
 3.40 Chairman Schneider referenced the impact of shadows from the fly tower was very 

helpful. He asked about the impervious surface area that is to be covered by the 
PAC. The storm water requirements should not be incremental as it does not change 
the impervious area. 

 
  Mr. Miehle said he is working on the civil engineering design for the project. The 

entire project has to meet MWRD codes for 2020. While impervious surface plays 
a role in that analysis, they are required to do storm water detention similar to Phase 
1. That is reflected in current drawings and design. They plan to put in a vaulted 
system under the parking lot to the west of the theater. All of the storm water from 
the theater and surrounding site will run through that detention basin and then 
makes it way to the village storm sewer on Lake Avenue.  

 
 3.42 Chairman Schneider asked how many of the light fixtures will be installed.  
 
  Ms. Lundgren said there are six fixtures that are part of the current request. They 

are in the existing parking lot area that they are maintaining.  
 
 3.43 Chairman Schneider said that Benesch made some recommendations to Mr. 

Lemmon’s analysis. He thought he heard Mr. Lemmon say he would comply with 
those recommendations.  

 
  Mr. Lemmon said that is correct. He has spoken with the village engineer to confirm 

that.  
 
 3.44 Ms. Roberts said she that there are 2 are 3 individuals not associated with the 

applicant, so they probably want to speak on the case. Dory Hixon is on the call 
and also sent a letter. They got three emails today which were emailed to board 
members. Ms. Hixon did not unmute. Miriam Kronin is also on the call. Those are 
the interested parties on the call. She also has emails to read.  

 
 3.45 Chairman Schneider that the three emails forwarded today by Ms. Roberts 

supported the proposal.  
 
  Ms. Roberts said that Mr. Michael Knippen sent a few emails during the meeting. 

They contain questions and comments, which she read. (Editing note: the emails 
are attached to the case report as exhibit 2.18). There were no YouTube comments.  

 
 3.46 Chairman Schneider asked who would respond to the emails that Ms. Roberts just 

read.  
 
  Ms. Lundgren that there were two questions – one related to the artificial light and 

one to sunlight. Regarding the artificial light with parking light fixtures, they have 
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done studies about light leaking beyond the property and is part of the packet. They 
used those studies to ensure that they are getting the light levels they need for safety 
and that there is not light pollution. The diagrams show that the lighting is kept 
within the Loyola property.  

 
  Regarding the second comment, the shadow study they did answers the question. 

Last week there was a neighborhood discussion and that question came up and it 
was addressed at that time. The shadow studies explain the reality of the situation.  

 
 3.47 Chairman Schneider said one question was whether the fly tower could have a 55’ 

height limit and that was discussed previously but said that the applicant could 
provide additional comments.  

 
  Ms. Lundgren said that Mr. Grossman’s explanation was very thorough. The 55’ 

tower came into being with a change in building code.  
 
  Mr. Grossman said that the popularity of a 55’ fly tower is a direct result in the 

change in the code that eliminated the need for a fire safety curtain rather than any 
fondness for that form from an architectural or functional standpoint.  

 
  Ms. Lundgren said that as an architect working for client that is 100% fully 

committed to the safety and experience of the students, this is not a professional fly 
tower. They are not looking to give professional actors a perfect venue, but to give 
high school students a space they can learn and participate in while remaining safe.  

 
  Mr. Freres talked to the honesty of Loyola and their commitment to the things they 

said they would commit to with regards to parking. The greatest benefit to the 
master planning process is that Loyola has made an effort and showed that they got 
letters of support from people who are neighborhood leaders. They spent time and 
effort to rebuild relationships with neighbors. They have benchmarked successes 
and will continue to do so with this project. Loyola wants to be a good neighbor.  

 
 3.48 Mr. Kolleng asked about any complaints about lighting when installed on the south 

side.  
 
  Mr. Freres said that there were no complaints about lighting on the south side. They 

appreciate the good questions and comments from board members tonight. They 
can answer more questions and to provide more feedback and/or information.  

 
5.0 VIEWS EXPRESSED BY MEMBERS OF THE ZONING BOARD OF APPEALS 
 
 5.1 Mr. Surman said that for people who have been on the board for a while, they have 

seen many projects from preschools to high schools to country clubs to commercial 
spaces. These are well established entities in the village. They need to evolve over 
time to meet current standards. Loyola did a great job with the planning and worked 
hard with the board on previous cases. He is a commercial architect and he believes 
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that the plan is the bare bones to get it to really function the way it should be a state-
of-the-art facility. The fly tower is a great location at the far corner. It is a very good 
project. The team has done a great job. These types of requests happen with existing 
schools, businesses and clubs in the village. The request is so reasonable, and he 
can support it.  

 
 5.2 Mr. Kolleng agrees with Mr. Surman’s comments. He complimented the team for 

their efforts and communication. He commends the team for what they have done 
and hopes they will continue to do this. It the facility remained on the Laramie side, 
he would have a harder time with it. Tucking it into the northeast corner is the 
perfect location. It accomplishes what the neighborhood is looking for and gives 
Loyola an opportunity to have the type of theater program they want to implement. 
Standards of review are met, and he can support it. While there will be pick up and 
drop off at the PAC, a lot of people will park in the lot to the south of the main 
entrance and walking over to the PAC. The lighting has been in place without 
complaints. The team did a wonderful job and he can support the request.  

 
 5.3 Mr. Falkof said he would support this. Mr. Pellaton said that when weighing the 

nuisance or hardship to the neighbors against the educational advantage of a unique 
and state of the art PAC for LA students. There have not been complaints from 
many neighbors about the PAC and that means a lot to him. The advantages are 
obvious, and the potentially perceived hardship does not seem so great that the 
neighbors are fighting the proposal. This is a wonderful opportunity to culturally 
educate students in a safe environment and he can support the request.  

 
 5.4 Ms. Norrick said she can support the project. The location is an ideal location. She 

was not on the board for phase 1 when there were more neighbor concerns, but she 
agrees that the request seems to be well supported. It is a good plan.  

 
 5.5 Mr. Pellaton agrees with a lot of the above comments. Loyola did a good job with 

the project. They could do without the fly tower. The fly tower is not needed for a 
state-of-the-art theater. It is needed for a certain type of theater performance that 
they chose to pursue. He disagrees with Mr. Surman that these kinds of things come 
up frequently. This is one of the tallest buildings in the village. It is in a residential 
neighborhood. He has problems with that aspect. He appreciates the answers 
regarding the drive aisle and the light although it looks like the light spills over to 
the west in the photometric studies. The traffic flow at the north end which will be 
negatively impacted, and the fly tower give him pause about the project. He sees 
that most of the board are in favor of the proposal. He keeps his fingers crossed that 
there is a way to work around traffic and he said to use it in good health.  

 
 5.6 Mr. Surman said that when he noted that this happens with a lot of projects, he was 

referring to established entities within the village that make variations that are 
beyond what the norm would be and the board has made positive recommendations 
for other schools or clubs or commercial spaces.  
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 5.7 Mr. Pellaton said that there is a 3’ to 4’ parapet on the top of the fly tower and what 
is the purpose.  

 
  Ms. Lundgren said there is a requirement for a parapet that would provide fall 

protection. She talked about accessibility for maintenance and if it was within 10’ 
of the edge, they need to provide a parapet. There are a lot of openings in the roof. 
They are working through this issue with their data consultant and with their 
acoustical consultant and with the mechanical consultant to see if there is a way to 
bring them in from the edge to reduce the height.  

 
 5.8 Chairman Schneider said that is a necessary facility for Loyola and the current 

space does not work. The area is zoned R1 and anything that Loyola does requires 
a special use. A similar situation is at Michigan Shores and schools like St. Francis. 
He said that the relationship between Loyola and the neighborhood was not good. 
He is so amazed how Loyola and the neighbors came together and considered all 
stakeholders and their interests and concerns. This proposed project had very little 
negative input from the neighbors. He learned a lot tonight about fly towers and 
proscenium stages and state of the art design. On the whole, he thinks that the 
project meets the standards of review. He appreciates the presentation. He can 
support the request.  

 
6.0 DECISION 
 
 6.1 Mr. Surman moved to recommend granting a request for an expansion of a special 

use (educational facility, secondary), a 3.0’ height variation (lobby and east roof), 
a 4.5’ parapet height variation (lobby and east roof), an 11.0’ height variation 
(theater), an 11.5’ parapet height variation (theater), a 37.0’ height variation (fly 
tower), a 38.5’ parapet height variation, a 7.0’ light pole height variation, and a 2.0’ 
aisle width variation to permit the construction of a theater addition and associated 
site improvements in accordance with the plans submitted at 1100 Laramie Avenue. 
The use shall run with the use.  

 
  6.11 Mr. Kolleng seconded the motion and the vote was as follows: 
 
   Chairman Reinhard Schneider Yes 
   Brad Falkof    Yes 
   John Kolleng    Yes 
   Christine Norrick   Yes 
   Ryrie Pellaton    Yes 
   Bob Surman    Yes 
   Maria Choca Urban   Not Present 
 

Motion carried. 
 
 6.2 Mr. Kolleng moved to authorize the Chairman to prepare the report and 

recommendation for case 2020-Z-08.  
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  6.21 Mr. Pellaton seconded the motion and the vote was as follows: 
 
   Chairman Reinhard Schneider Yes 
   Brad Falkof    Yes 
   John Kolleng    Yes 
   Christine Norrick   Yes 
   Ryrie Pellaton    Yes 
   Bob Surman    Yes 
   Maria Choca Urban   Not Present 
 
   Motion carried. 
 
7.0 FINDINGS OF FACT UPON WHICH DECISION WAS BASED 
 

The Zoning Board of Appeals finds that the request meets the special use standards of 
Section 5.3.E and the variation standards of Section 5.4.F of the Zoning Ordinance. The 
proposed use in the specific location is an existing use that has operated in much the way 
that is proposed for over twenty years and has been in the neighborhood for sixty years. 
The proposed theater addition was contemplated in the master plan previously described; 
as proposed, it has less impact than originally laid out. The school use is consistent with 
the goals and policies of the Comprehensive Plan to promote educational opportunities. 
The proposed theater addition expands the educational opportunities provided by the 
school. The proposed use will not be injurious to the use or enjoyment of other property. 
The proposed use will not impede the normal and orderly development and improvement 
of surrounding properties nor will it diminish property values. Minor modifications to the 
site circulation around the new addition are consistent with the improved site plan that was 
previously approved. Adequate utilities already exist. The proposed use will be consistent 
with the community character. No known archaeological, historical or cultural resources 
will be impacted. No buffers, landscaping or other improvements are necessary. All other 
standards of Article 12 are met. 
 
The physical conditions of the property, the siting of the structures on the lot and the high 
water table, impose upon the owner a practical difficulty. The proposed location will have 
the least impact on the surrounding neighborhood. The plight of the owner was not created 
by the owner and is due to the unique lot and its use. The height variations are necessary 
for the safe use and programming of the new space. The difficulty is peculiar to the property 
in question. The difficulty prevents the owner from making reasonable use of the property 
will facilities that serve the education needs and desired programming. The proposed 
variations will not impair an adequate supply of light and air nor will they be injurious to 
other property. The parking lot lighting will conform to the foot-candle requirements and 
the shadows cast by the structure will have minimal impact. The siting of the addition will 
result in minimal impact on and therefore little change to the neighborhood character. 

 
8.0 RECOMMENDATION 
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The Zoning Board of Appeals recommends granting a request for an expansion of a special 
use (educational facility, secondary), a 3.0’ height variation (lobby and east roof), a 4.5’ 
parapet height variation (lobby and east roof), an 11.0’ height variation (theater), an 11.5’ 
parapet height variation (theater), a 37.0’ height variation (fly tower), a 38.5’ parapet height 
variation, a 7.0’ light pole height variation, and a 2.0’ aisle width variation to permit the 
construction of a theater addition and associated site improvements in accordance with the 
plans submitted at 1100 Laramie Avenue. The use shall run with the use. 
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