
 
August 9, 2024  
  
To: Village of Libertyville Planning and Zoning Dept.   
   Zoning Review Board   

Building Setback Variance Request and Request for an increase in the 
Parking Spaces allowed and Number of Detached Garage structures   

 
303-307 BROADWAY, LIBERTYVILLE, ILLINOIS 

    NARRATIVE: DESCRIPTION OF PROJECT 

David and Pam King own lots at 303 and 307 Broadway. For the purposes of this request, they are 
proposing that 303 and 307 Broadway be designated as a single zoning lot of record. Staff had 
recommended and advised this component of the project would be a pathway to making their 
requests viable.  

The Kings recently constructed a garage at 303 Broadway. The house on that lot, built more than 
130 years ago, was inspected by a structural engineer and deemed structurally unsound. (See 
letter, Exhibit 1). Building practices of the 1890s have expired, and the Kings now find this home 
beyond a state of repair and not suitable for further occupancy; repair or reconstruction is technically 
infeasible.  

The inspector’s assessment of the home is one of a LIFE-SAFETY concern. The structure poses a 
significant life-safety hazard and risk to any occupants, and a tremendous liability risk to the Kings to 
continue owning it, as furthermore the home is uninsurable. The structural engineer’s directive was 
that the home poses such a severe threat to human health, safety, and welfare, that it should be torn 
down. This alone creates the hardships that the Kings now face and triggers the zoning code 
violations. 

The Kings and their Contractor, V3 Builders, Inc. had approached the Village requesting approval 
for demolition of the 303 Broadway structure. Unfortunately, the activity of removing the 303 
residence would result in a single zoning lot with only a detached garage, and no principal 
residence (required by code for any residential lot in the Village.)  

Over several months and collaborative communications with Staff, we’ve worked towards the best 
solution to remediate the King’s situation, of how to remove the 303 residence. We appeared 
before the Zoning Board in recent months and, while our previous proposals were attainable, the 
former avenues to compliance were not the most ideal. At the June Board of Trustees meeting, the 
mayor and board members stated that they would like to work with us to finalize a solution.  

 

 

 



 

 

Based on positive direction and communications with Staff and the Zoning Board, we first propose 
the following courses of action: to designate a new Zoning Lot (303 and 307 Broadway) as a 
function to compliance, then request approval of the following variations that are then required: 

1. To reduce the corner side yard setback from 30’ to approximately 12’, for the existing detached 
garage (please note, this setback variation (setback reduction) was formerly granted  

2. To increase the number of allowed garage structures from 1 to 2 (there are 2 existing garages 
in whole on the new Zoning Lot) 

3. To increase the maximum number of garage stalls from 3 to 5 (between the 2 existing garages 
on the new Zoning Lot there are 5 stalls) 

Please see EXHIBITS 2-4 which graphically illustrate the actions. 

We hope this board will agree that the net result of the approvals of the requested variances will be 
very feasible, very beneficial to the neighborhood, and will have no disruption to neighbors. As the 
Village has already previously approved a variance to allow an increase in Garages (1265 Deer 
Trail Lane, 2017, see EXHIBIT 5), this approval would not set a precedent.  

Additionally, we would also like to note that more than 20 neighbors attended the June meeting in 
overwhelming support of the King’s proposal to replace the current structure at 303 Broadway with 
green space. 

In whole, with the removal of the hazardous structure complete landscaping of the property, the 
approvals will continue to maintain the integrity of the Heritage District.  

STANDARDS FOR VARIATION   

The variations above are requested to be approved based on the following standards being met:   

A. General Standard. No variation shall be granted pursuant to this Section 16-8 unless the 
applicant shall establish that carrying out the strict letter of the provisions of this Code would 
create a particular hardship or a practical difficulty. Such a showing shall require proof that the 
variation being sought satisfies each of the standards set forth in this Section 16-8.7.   

[Removal of the 303 residence is out of a health-safety-and-welfare concern and out of 
NECESSITY. Time alone has created the hardships, as the current 1890’s home has now 
been found to be un-inhabitable and a danger to any occupants.  

It is also additionally technically infeasible to reconstruct the 303 residence at its existing 
location. A reconstruction at the same location would create multiple zoning violations 
alone. Additionally, it would result in significantly greater mass and a severe reduction in 
open space and and a reduction in sight lines and corner visibility at and around the 
corner of First Street and Broadway. The creation of this safety hazard should be seen by 
staff as extremely negative results. 

B. Unique Physical Condition: The subject lot is exceptional as compared to other lots subject to the 
same provision by reason of a unique physical condition, including the presence of an existing 
use, structure, fence or sign, whether conforming or nonconforming; irregular or substandard 
shape or size; exceptional topographical features; or other extraordinary physical conditions  

 



 

peculiar to and inherent in the subject lot that amount to more than a mere inconvenience to the 
owner and that relate to or arise out of the lot or its existing development rather than the personal 
situation of the current owner of the lot.   

[The subject lot is exceptional as compared to other lots due to the corner lot 30 feet 
side yard setback at street side, and the narrow width of the lot being 52.7 feet wide, 
leaving a buildable width of only 17.7 feet, including the interior side yard setback of  
5 feet. Additionally, the orientation of the block bounded by First Street, Second Street, 
and Broadway is rotated 90 degrees from the norm, thus the rear setback is considered 
in what would normally be a side yard.   

In light of the unique conditions and in light of the fact that the King’s are Owners of 2 
contiguous lots of record (303 and 307), the proposal to designate 303 and 307 
Broadway Street as a Single Zoning Lot creates a pathway to compliance. 

The approved variances for a corner side yard setback reduction and an increase in off-
street parking and structures will first and foremost provide for a removal of the safety-
hazardous residence, and the completion of a long-anticipation completion and complete 
landscape of the former single zoning lot 303.]  

C. Not Self-Created: The aforesaid unique physical condition is not the result of any action or 
inaction of the owner or its predecessors in title, other than the construction of structures that 
were lawful at the time of such construction, and existed at the time of the enactment of the 
provisions from which a variation is sought or was created by as a result of natural forces or 
governmental action, other than the adoption of this Code.  
 
[This is correct. The uninhabitable condition of the 303 residence, over 130 years of 
age, is NOT the result of any activity of the Kings themselves. As earlier stated, the 
necessary removal of the safety-hazardous structure CREATES the zoning 
violations, and the action of requesting the variances – in efforts to conform to the 
Code.]   
   

D. Denied Substantial Rights: The carrying out of the strict letter of the provision from which a 
variation is sought would deprive the owner of the subject lot of substantial rights commonly 
enjoyed by owners of other lots subject to the same provision.   
 
[This is correct. The result of approving the requested variation would in fact create a 
greater open space at a highly trafficked intersection and result in a safer, less 
congested, and more open environment.]   

E. Not Merely Special Privilege: The alleged hardship or difficulty is neither merely the inability of 
the owner or occupant to enjoy some special privilege or additional right not available to owners 
or occupants of other lots subject to the same provision, nor merely the inability of the owner to 
make more money from the use of the subject lot; provided, however, that where the standards 
set out in this Section 16-8.7 are met, the existence of economic hardship shall not be a 
prerequisite to the grant of a variation. 
   
[This is correct.]   
 
F. Code and Plan Purposes: The variations would not result in a use or development of the 
subject lot that would be not in harmony with the general and specific purposes for which this 
Code and the provision from which a variation is sought were enacted or the general purpose 
and intent of the Official Comprehensive Plan.   
 
 



 
 
[This is correct. Granting the variance requests would be in harmony with the purpose 
of the Code or general purpose of the Plan. The current detached garage at the 303 lot 
as well and the current detached garage at the 307 lot have both been formerly 
approved. The net result of approval of the requested variations would be one less 
blighted residence at the corner of Broadway Street and First Street.]   

G. Essential Character of the Area: These variances would not result in a use of development that:  
1. Would be materially detrimental to the public welfare, or materially injurious to the enjoyment, 
use, development, or value of property or improvements in the vicinity, or   
2. Would materially impair an adequate supply of light and air to the properties and 

improvements in the vicinity, or   
3. Would substantially increase congestion in the public streets, due to traffic or parking, or  
4. Would unduly increase the danger of flood or fire, or   
5. Would unduly tax public utilities and facilities in the area, or   
6. Would endanger the public health or safety. 
   
[None of these would result from approving the variations. The actions of removing of 
the current 303 structure and the designation of the single zoning lot are positively 
responsive to this Standard.]   

H. No Other Remedy: There is no means other than the requested variation by which the alleged 
hardship or difficulty can be avoided or remedied to a degree sufficient to permit a reasonable 
use of the subject lot.  
  
[This is correct. One of the 4 structures on the combined lot/property is deemed an unsafe 
structure and needs to be demolished. Removal of this single structure creates the violations 
related to the other structures, and subsequently the necessity to file for the variances. Our 
pathway: 1) Designation of the Zoning Lot (307 and 303 Broadway); 2) Approval of a variation to 
allow the existing 2-car garage and 3-car garage; and 3) subsequent approval of an increase in the 
number of detached garage stalls – are unavoidable consequences of the 303 residence’s 
condition.]   

Per 16-8.7 of the Village of Libertyville Development Guide, since the above provides evidence of 
meeting the Standards for Variations, we request that the building setback variances be granted by 
the Board.   

Respectfully,   

   
   Adam Lyons, LEED AP, NCARB, AIA, ALA   

State Licensed Architect   
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NOTIFICATION LETTER   

To:  Property Owner   
  Property Owner’s Address and PIN   
   
Re:  Setback, Garage and Stall Variance Requests  
 Garage and Stall Variations Request  
  303-307 Broadway Street, Libertyville, IL 60045   

Please take notice, that Adam Lyons, Architect, as representative of the Owners, Pam and Dave 
King, has made application to the Village of Libertyville for a corner side yard setback variance and 
garage structure and stall variations at the properties at 303 and 307 Broadway Street. The 2 lots 
will be designated as ‘one’ Zoning Lot of Record’ in connection with the variance requests. 

The legal definition of the 307 Broadway property is:   
Lot 8 in Block 9 in C. Frank Wrights Addition to Libertyville, a Subdivision of part of Sections 15, 16, 21 
and 22, Township 44 North, Range 11, East of the Third Principal Meridian, according to the Plat 
thereof, recorded July 24,1893 as Document 55584, in Book “C” of Plats, Pages 66 and 67, in Lake 
County, Illinois 

The legal definition of the 303 Broadway property is:   
Lot 9 in Block 9 in C. Frank Wrights Addition to Libertyville, a Subdivision of part of Sections 15, 16, 21 
and 22, Township 44 North, Range 11, East of the Third Principal Meridian, according to the Plat 
thereof, recorded July 24,1893 as Document 55584, in Book “C” of Plats, Pages 66 and 67, in Lake 
County, Illinois. 

The applicant is requesting approval of a corner side-yard setback, an increase in the allowable 
number of detached garages, and an increase in the allowable number of garage stalls, pursuant to 
the Municipal Code as amended. The requests, if approved, would permit the demolition of the 
existing non-conforming and safety-hazard home (the current blue house on the corner). No 
further or additional construction is proposed. The large, vacant open space where the house 
currently sits would remain open.   

A public hearing will be held on September 9, 2024 at 7:00 PM at the Village Hall, 118 West Cook 
Avenue, Libertyville, IL 60048.   
 
Any questions or requests for additional information regarding this application can be  
directed to Adam Lyons, the Architect, at (847) 791-3251, or Rick Vanselow, the Contractor,  
at (847) 830-3161, or by contacting the Community Development Department, Planning Division, 
200 East Cook Avenue, Libertyville, IL  60048, (847) 918-2028.   

This notice is being sent to you by the applicant in compliance with Ordinance 85-O-26, Notice of 
Public Hearing.   

Sincerely,  

   
   
 
 
 

Adam Lyons, LEED AP, NCARB, AIA, ALA   
State Licensed Architect   
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 1021 Ridgewood Drive      

  Highland Park, IL 60035 

  847 707 9180 

  bobann1948@comcast.net 

February 9, 2024 

 

Mr. Rick Vanselow 

V3 Builders, Inc 

28835 N Herky Dr 

Lake Bluff, IL 60044 

 

Re: Structural Evaluation of Coach House 

 303 Broadway 

 Libertyville, Illinois 
  

Dear Mr. Vanselow; 

 

At your request I examined the information regarding the structure of the house on the property at the above 

referenced address. I looked for signs of distress in the floor structures, foundation and finished materials in the 

interior and exterior of the house that would be indicative of significant defects in the foundation or structure of the 

house. The purpose of that evaluation was to determine if there are significant structural issues with the structure of 

the house. 

 

The subject house is two stories with wood framed floor and roof structures.  The house has a slab on grade in the 

basement.  The foundation walls of the main house are masonry.  The visible foundation of the rear porch consists 

of timber piers that extend into the soil. 

 

As a result of that examination, I determined that: 

 

• The first-floor structure has significant slopes that would require significant structural repairs to correct.  In 

particular, the slopes in the front and rear porches have unacceptable slopes in their floor structures. 

• The second-floor structure has significant slopes that would require significant structural repairs to correct. 

• Supplemental framing added to some of the column capitals in the basement indicate previous unacceptable 

attempts to deal with floor framing issues. 

• Defects in the interior and exterior finished materials indicate likely structural deficiencies in the walls that 

provide support for the house. This would require significant structural repairs to correct. 

• There are signs of significant moisture infiltration through the foundation walls. Though hidden, this 

amount of moisture through the foundation walls has likely cased deterioration of the mortar joints and 

masonry in the foundation walls.  Repairs are likely not practical and a new foundation would need to be 

constructed.  

• Based on the floor slope in the rear porch, the timber foundation has likely deteriorated and currently does 

not provide adequate support for the porch foundation. A new foundation would need to be constructed.  

• The basement slab has significant cracking. This cracking is likely a sign of improper sculpt for the 

basement slab and moisture issues.  The slab would need to be removed, a drain tile system installed and a 

new slab cast after the subgrade was prepared. 
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I have evaluated the feasibility of a structural renovation of the existing house and feel the only practical and likely 

economical solution is the demolition of the existing house.  It then can be replaced by a new structure that meets 

the homeowners needs and current building codes.  

 

The findings of this report are not based on a comprehensive engineering study as we did not remove construction 

material to inspect the underlying structures nor have we performed extensive engineering calculations.  Our 

observations and resulting report are, thus, not intended to warrant or guarantee the performance of any building 

component or system. 

  

If you have any questions, please do not hesitate to call. 

 

Sincerely, 

ROBERT L. MILLER ASSOCIATES 

 
 Robert L. Miller 
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