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PUBLIC NOTICE 
 

In accordance with the Statutes of the State of Illinois and the Ordinances of the City of Highland Park, the 
next regular meeting of the Zoning Board of Appeals of the City of Highland Park is scheduled to be held at 
the hour of 7:30 P.M. on Thursday, September 3, 2026, at City Hall, 1707 St Johns Avenue, Highland Park, 
Illinois, during which meeting it is anticipated that there will be a discussion of the following items.  
         

The City, in compliance with the Americans with Disabilities Act, requests that persons with disabilities who 
require certain accommodations to allow them to observe and/or participate in this hearing, or who have 
questions about the accessibility of the meeting facilities, contact the City’s ADA coordinator Emily Taub at 
etaub@cityhpil.com or 847.926.1005. 
 

The City encourages individuals to sign-up for its eNews for important information from the City and its 
government partners. The City updates its web site daily and also posts on social media daily. To sign-up for 
the eNews, visit www.cityhpil.com. 
 

At the meeting, it is anticipated that there will be a discussion of the following items:  
 

The Thursday, September 3, 2026 ZBA 
Meeting is CANCELED. 

 

All items on the Agenda will be 
continued to the 7:30 P.M., Thursday, 

September 17, 2026 Regular ZBA 
meeting, at City Hall at 1707 St Johns 

Avenue. 
 

 Please call Planner II Patrick Hoffmann at 
847.926.1612 or email at 

phoffmann@cityhpil.com with any questions. 
 
 

CITY OF HIGHLAND PARK 
ZONING BOARD OF APPEALS 

 

Public Hearing 
Thursday, 09/03/2026 - 7:30 P.M. 

Council Chambers 
City Hall, 1707 St Johns Avenue, Highland Park, Illinois 

 

AGENDA 
1) Call to Order 
 

2) Approval of Minutes 
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a) 08/06/2026 Zoning Board of Appeals Draft Minutes 
 

3) Business from the Public 
 

4) Old Business 
 
 

5) New Business 

 
6) Staff Report 
 

7) Miscellaneous 
 

a) Legal Training 
 

8) Adjournment 

#VAR-2026-00075 
Property: 451 Broadview Ave 
Zoning District:  R6 | SLOZ 

Appellant: Michelle Peniak 
Address:  451 Broadview Ave, Highland Park, IL 60035 

a) 

The petitioners and owner, Michelle Peniak of 451 Broadview Ave, Highland Park, IL 60035, request by 
authority of Section 150.1204(A)(4) of the Highland Park Zoning Code, variations of provisions Sections 
150.703.3 to construct an addition that will exceed the allowable Floor Area Ratio.  
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 MINUTES OF A REGULAR MEETING  1 
                 ZONING BOARD OF APPEALS COMMISSION  2 

OF THE CITY OF HIGHLAND PARK, ILLINOIS 3 
 4 
 5 
MEETING DATE:        Thursday, August 6, 2026  6 
 7 
MEETING LOCATION:            Council Chambers, City Hall, 1707 St. Johns Avenue, Highland Park, IL 8 
 9 
CALL TO ORDER 10 
At 7:31 p.m., Chairperson Yablon called the meeting to order. This Commission meeting takes place on-site. 11 
Staff was asked to call the roll. 12 
 13 
ROLL CALL  14 
Commissioners Present:   Chairperson Yablon; Commissioners Aronoff, Chase, Harmelech, Weisberg, & 15 

Zaransky  16 
 17 
Commissioners Absent:    Treshansky  18 
 19 
Councilmember Present:  Center 20 
 21 
Student Council Absent:   Zoe Heller 22 
 23 
Staff declared that a quorum was present. 24 
 25 
Guests Present:     Mr. & Mrs. Jeffery Kalinsky/Petitioner 26 
                    Claire KettelKamp, Landscape Architect/KettelKamp & KettelKamp  27 
     28 
Staff Present:     Hoffmann  29 
 30 
Others Present:     Gale Cerabona, Recorder 31 
 32 
APPROVAL OF MINUTES 33 
Regular Meeting of the Zoning Board of Appeals – July 16, 2026  34 
 35 
Commissioner Chase moved to approve the July 16, 2026, regular meeting minutes as drafted. 36 
Commissioner Weisberg seconded the motion.  37 
 38 
       On a roll call vote  39 
       Voting Yea                 Chairperson Yablon; Commissioners Aronoff, Chase, & Weisberg      40 
       Voting Nay:                None 41 
       Abstain:                      Harmelech & Zaransky 42 
                         43 
       Chairperson Yablon declared that the motion passed 4-0.  44 
 45 
BUSINESS FROM THE PUBLIC  46 
There was no Business from the Public.  47 
 48 
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OLD BUSINESS 1 
There was no Old Business. 2 
 3 
NEW BUSINESS 4 
1.  #VAR-2026-00073 5 
      Property: 85 Hemlock Lane  Appellant: Jeffery Kalinsky 6 
      Zoning District: R4   Address:    85 Hemlock Lane, Highland Park, IL 60035 7 
 8 
The petitioner & owner, Jeffery Kalinsky, 85 Hemlock Lane, Highland Park, IL 60035, requests by authority of 9 
Sections 150.1204(A)(1) of the Highland Park Zoning Code, a variation of provision Section 150.703, to 10 
encroach into the side-yard setback requirements for a new shed. 11 
 12 
Planner Hoffmann reviewed the proposal: 13 

• Project Background (new shed) 14 
• Site Location  15 
• Aerial view was shown  16 
• Plat of Survey (currently in a nonconforming area)  17 
• Property Photos 18 
• Proposed Work  19 
• Other Comments (there were none) 20 
• Review 21 

 22 
Chair Yablon asked what the dimensions are of the old and new sheds. Planner Hoffmann said roughly  23 
8 ½ x 10.  24 
 25 
She swore in Mr. Kalinsky who stated the size of the current shed is 8x10, and the new shed will be 8x12 26 
toward the step back. He referenced the standards (shed will only be used for gardening; 225’ property with 27 
11 mature Oak trees, Weeping Willows, Spruces). All of the properties on his side of the block are pitched 28 
toward ComEd; thus, there is flooding that occurs. There is a Cedar privacy fence. The shed came with the 29 
house. They want something more attractive and usable. Their vendor, Shed Pro, is an expertised 30 
organization. The hardship is being without a shed due to lawn equipment, storage. Buckthorn was all 31 
removed. Trees help alleviate the flooding. There are 700 Hostas around the property which is immaculate. 32 
The shed is tired. Neighbors don’t have an issue; will enhance the neighborhood.  33 
 34 
Some ZBA comments are….. 35 

• Commissioner Chase asked if there is any other place the shed could go. Mr. Kalinsky said no, as the 36 
yard is loaded with trees. The shed sits 80’ from the back of the lot. Mrs. Kalinsky said the shed will 37 
not be a focal point; a utility. Tree roots can’t be tampered with. The shed is tucked in and basically 38 
invisible.  39 

• Commissioner Harmelech said the standards have been met. The existing structure hasn’t caused any 40 
harm; improvement. He is in favor. 41 

• Commissioner Weisberg said the standards have been met, and he is in favor. 42 
• Commissioner Zaransky said the standards have been met, and he is in support.  43 
• Commissioner Aronoff concurred. 44 
• Commissioner Chase concurs and appreciates yard maintenance. The standards have been met.  45 
• Chair Yablon said the standards have been met. She stated it’s a stunning yard.  46 

 47 
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Commissioner Chase moved to approve the variance as drafted. Commissioner Aronoff seconded the 1 
motion.  2 
 3 
       On a roll call vote  4 
       Voting Yea                 Chairperson Yablon; Commissioners Aronoff, Chase, Harmelech, Weisberg, & 5 

Zaransky  6 
       Voting Nay:               None 7 
         8 
       Chairperson Yablon declared that the motion passed unanimously.  9 
 10 
2.  #VAR-2026-00074 11 
      Property: 1569 Forest Avenue Appellant: William Silverstein 12 
      Zoning District: R4/LFOZ  Address:    1569 Forest Avenue, Highland Park, IL 60035 13 
 14 
The petitioner & owner, William Silverstein, 1569 Forest Avenue, Highland Park, IL 60035, requests by 15 
authority of Section 173.130 of the Highland Park Zoning Code, a variation of provision Section 173.010(C), 16 
to exceed the maximum allowable 4’ fence-height requirement within the required front yard. 17 
 18 
Planner Hoffmann reviewed the proposal: 19 

• Project Background (extend new fence into front yard to 6’ high)  20 
o built in 2003 21 

• Site Location  22 
• Aerial view was shown  23 
• Plat of Survey  24 
• Property Photos 25 

o pool house was previously-approved 26 
• Proposed Work  27 
• Other Comments (there were none) 28 
• Review 29 

  30 
Some ZBA comments are….. 31 

• Commissioner Aronoff asked if the fence goes to the street. Planner Hoffmann said no, there is an 32 
arborvitae; 13.5’ off of the street. 33 

• Commissioner Harmelech said it divides the side yard. He asked what the point is of the height 34 
restriction. Planner Hoffmann said it is how the code was written. 35 

• Commissioner Chase asked where the fence becomes in the front yard. Planner Hoffmann illustrated 36 
same and said within the front-yard requirement. 37 

• Commissioner Aronoff asked when the variance on the pool house was given. Planner Hoffmann said 38 
2024 or 2025. Councilmember Center stated it just finished completion. 39 

 40 
Chair Yablon swore in landscape architect, Claire KettelKamp with KettelKamp & KettelKamp, who said this 41 
6’ fence is a common feature on the North Shore; won’t be detrimental; has 2 front yards; is unique to the 42 
neighboring property. It won’t be visible nor impair the neighborhood. 43 
 44 
Some PDC comments are….. 45 

• Commissioner Harmelech asked if anyone else has a 6’ fence on the street. Ms. KettelKamp said she 46 
is unsure and noted, because this is a corner lot, the back yard is in the front yard. 47 
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• Commissioner Zaransky asked if the fence is visible from the street. Ms. KettelKamp said no, the 1 
fence will be behind the 7’ hedge and not visible. 2 

• Commissioner Harmelech stated the fence doesn’t go to the street. Ms. KettelKamp concurred.   3 
• Commissioner Chase asked what the gap is between the fence and parkway. Ms. KettelKamp said 4 

approximately 8’. She noted on the north and west, there is a 4’ metal fence (pool enclosure; shared 5 
fence).  6 

 7 
Chair Yablon asked if anyone in the audience wishes to speak on this matter. The following was sworn in: 8 

• Eva Soutsos said she has lived south of the subject property for 20 years. She gave history of the 9 
street (2 parcels; other lot is ½ acre). Ms. Soutsos stated this could set a precedent. This is a 10 
residential neighborhood. The proposal is a convenience. She read a definition of a hardship. Chair 11 
Yablon noted the fence standards don’t include a hardship component. 12 

 13 
Commissioner Harmelech asked what the concern is. Ms. Soutsos said her comments are based on 14 
principle. She’s never seen anyone in the pool or heard noise. Now, things are visually-pleasing. It is 15 
a side porch. There aren’t other 6’ fences going to the sidewalk. Chair Yablon said the ZBA doesn’t 16 
go on precedent. 17 

 18 
More PDC comments are….. 19 

• Commissioner Chase asked if there is a reason that a 4’ fence isn’t enough. Ms. KettelKamp said the 20 
6’ fence comes above the 2 lanterns, and lights come through. There are dormer windows and lights 21 
that come out of the sides and roof; mitigating sound.   22 

• Commissioner Harmelech asked if the structure can be blocked without a variance. Ms. KettelKamp 23 
stated it’s close; trying to block noise and light. The fence will be invisible due to landscaping. 24 

• Chair Yablon asked: 25 
o and Ms. KettelKamp said 49’ of fence is being added. 26 
o what the variance amount is. Planner Hoffmann replied 26.5’. 27 
o if sound and light travels that far. Ms. KettelKamp said the 10’ hedge doesn’t go all the way 28 

from the street. There are different vantage points with different views. The owner wants to 29 
hide the pool house from his vantage point. 30 

• Commissioner Weisberg asked if the existing 4’ fence will be heightened. Ms. KettelKamp said no, it 31 
is a sound barrier. 32 

• Commissioner Aronoff asked, and Ms. KettelKamp said this owner gave a letter of support to his 33 
neighbor. 34 

• Commissioner Harmelech asked if a 6’ and 4’ Cedar fence occur. Ms. KettelKamp said they are trying 35 
to maximize the sound barrier. Planner Hoffmann said that would be code compliant. 36 

• Commissioner Aronoff sees both sides. The 6’ fence could go to the pool house; doesn’t see where 37 
the light would come in. 38 

• Commissioner Chase said she is on the fence. There is a neighbor objecting. It doesn’t fit in with the 39 
neighborhood. Fence standards aren’t as strict. Not sure that the first standard is met. 40 

• Commissioner Zaransky said there is major mature growth; no one will see the fence; not visible 41 
from the street. It is a through-lot which is a challenge. Regarding standard #1, this is consistent with 42 
the other neighbor; is harmonious. He is sensitive to neighbors’ comments. It is a side yard which 43 
allows fences. This would look good and continue the fence; flows better. Commissioner Zaransky 44 
supports the variation. 45 

• Commissioner Weisberg appreciates the neighbor’s concern. He concurs and would approve it.   46 
• Commissioner Harmelech said standard #1 is met because the other structure is there. 47 
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• Chair Yablon believes the standards have been met, and she would be in favor. 1 
 2 
Ms. Soutsos said she identified her comments based on the City’s website information. She, therefore, 3 
approached this from a different angle and believes the other parcel should be addressed. It is not directly 4 
adjacent. She is unsure if the 2 parcels were combined and if the Petitioner is directly adjacent. 5 
 6 
Chair Yablon apologized that the wrong standards were highlighted on the website.  7 
 8 
Planner Hoffmann said the lots were consolidated. The owner owns both lots. Councilmember Center asked, 9 
and Planner Hoffmann said this homeowner owns the other parcel. Perhaps City Council would weigh in to 10 
see if the distance is far enough regarding noise. He noted the detailed comments were increased. 11 
 12 
Final ZBA comments are….. 13 

• Commissioner Chase said the fence standards are more lenient. 14 
• Chair Yablon believes neighbors’ voices should be heard. These are less strict standards.  15 
• Commissioner Aronoff shared he is sorry the wrong standards were posted; however, he doesn’t 16 

believe the outcome would be different. 17 
 18 
Ms. Soutsos said she feels heard and is frustrated that precedent doesn’t apply. She is reassured and feels 19 
the fence is not necessary and cares more about the principle. The owner’s lights shine right into her house. 20 
Perhaps others could be inconvenienced.     21 
 22 
Commissioner Zaransky moved to approve as written. Commissioner Weisberg seconded the motion.  23 
 24 
       On a roll call vote  25 
       Voting Yea                 Chairperson Yablon; Commissioners Aronoff, Chase, Harmelech, Weisberg, & 26 

Zaransky  27 
       Voting Nay:               None 28 
         29 
       Chairperson Yablon declared that the motion passed unanimously.  30 
 31 
STAFF REPORT 32 
There is no Staff Report.  33 
 34 
MISCELLANEOUS 35 
There are no Miscellaneous items. 36 
 37 
ADJOURNMENT 38 
Commissioner Chase moved to adjourn the meeting at 8:47 p.m. Commissioner Zaransky seconded the 39 
motion. 40 
 41 
       On a voice vote  42 
       Voting Yea                 Chairperson Yablon; Commissioners Aronoff, Chase, Harmelech, Weisberg, & 43 

Zaransky  44 
       Voting Nay:                None 45 
         46 
       Chairperson Yablon declared that the motion passed unanimously.  47 
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 1 
Respectfully Submitted,  2 
 3 
 4 
Gale Cerabona 5 
Recorder 6 
 7 
MINUTES OF JULY 16, 2026, WERE APPROVED WITHOUT CORRECTIONS. 8 
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Memorandum 

 Date:  September 3, 2026 

To:  Chair Alexis Yablon & Zoning Board of Appeals (“ZBA”) 

From:  Patrick Hoffmann, Planner II & Staff Liaison 

Subject:  451 Broadview Ave Application Summary 
________________________________________________________________________________________ 

APPLICATION SUMMARY: 
The petitioner and owner, Michelle Peniak, (the “Applicant”) of 451 Broadview Ave Highland 
Park, IL 60035, (the “Property”) request by authority of Section 150.1204(A)(4) of the 
Highland Park Zoning Code, variation of provision Section 150.703.3 to exceed the allowable 
Floor Area Ratio (FAR) for a new second story addition above an existing level. The subject 
property is an interior lot located within the R6 zoning district and Small Lot Overlay (SLOZ). 
According to the Lake County Assessor’s Office the home was constructed in 1960.   
 
The Applicant seeks relief from Section 150.703.3 by authority of Section 150.1204(A)(4): 
 

(i) To exceed the allowable FAR of 46.8% by 108 square feet for a total FAR of 48.8% 
in order to build a second story addition; 

The applicant is proposing to enclose their second 
story roof top deck that is located at the rear of the 
home. In 2004, the subject property received 
approval from the Zoning Board of Appeals to exceed 
the allowable FAR of 40% or 2,080 sf in order to 
construct a second floor above their existing single 
story home. This proposal is requesting a new FAR of 
48.8% or 2,541.51 sf. No additional setback relief is 
being requested as a part of this request.  
 
In the event the variation is approved, the Applicant 
is required to get a building permit before 
construction. This is a request for Chapter 150 zoning 
variation and requires the ZBA to use the Article 12 
Zoning Standards of Approval. 

 
NEIGHBOR & CITY COMMENTS: 

• No additional comments 
 

ATTACHMENTS: 
• Location Map & Copy of Legal Notice 
• Applicant’s Packet 
• Previous ZBA Orders – 04-09-VAR-065 Approval & 06-03-VAR-024 Denial 
• Draft Approval Order1 
                                                           
1 All Approval Orders are to be considered drafts and are not a recommendation by City Staff. The Board may approve, approve with 
conditions, deny, or continue an application.  
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LEGAL NOTICE - Lake County News-Sun – 08/19/2026 
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PUBLIC NOTICE 
ZONING BOARD OF APPEALS 

CITY OF HIGHLAND PARK, ILLINOIS 
 

Notice is hereby given that a Public Hearing will be held at City Hall, 1707 St Johns Avenue, in the City of 
Highland Park, Lake County, Illinois, on Thursday, September 3, 2026, at 7:30 P.M.  Said Public Hearing will 
be conducted by the Zoning Board of Appeals for variation of provisions of the Zoning Ordinance of 1997, 
being Chapter 150 of the Highland Park Code, as amended.  
 

VAR-2026-00075 
Petitioner: Michelle Peniak 

Zoning District:  R6 | SLOZ 
Subject Property: 451 Broadview Ave 

Highland Park, Illinois 60035 
 

The petitioners and owner, Michelle Peniak of 451 Broadview Ave, Highland Park, IL 60035, request by 
authority of Section 150.1204(A)(4) of the Highland Park Zoning Code, variations of provisions Sections 
150.703.3 to construct an addition that will exceed the allowable Floor Area Ratio.  
 

The subject property commonly known as 451 Broadview Ave, Highland Park, Illinois, is legally described as 
follows: 
 

LOT 36 IN BLOCK 9 IN RAVINIA HIGHLANDS, BEING FREDERICK H. BARTLETT’S NORTH 
SHORE SUBDIVISION IN THE NORTHWEST ¼ OF SECTION 36, TOWNSHIP 43 NORTH, 
RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT 
THEREOF RECORDED MARCH 7, 1916 AS DOCUMENT 163742 IN BOOK “J” OF PLATS, PAGES 
58 AND 59 IN LAKE COUNTY, ILLINOIS.  
 

PIN: 16-36-123-012-0000 
 
If you have questions about the application, public hearing, or any other questions, you may contact Patrick 
Hoffmann, Planner II, with the Community Development Department, by email at phoffmann@cityhpil.com or by 
phone at 847.926.1612. 
 
At the public hearing, the Zoning Board of Appeals will accept and consider all testimony and evidence pertaining 
to the application, and will consider any zoning actions or relief that may be necessary or convenient to allow 
development of the type described in this notice, or development that is less dense than the type described in this 
notice, including, without limitation, special use permits, variations, map or text amendments, or other special 
approvals. 
 
Any person who also desires to appear as an "interested party" with the right to cross-examine others at the hearing 
must complete and file an appearance form with the Highland Park City Clerk at the Highland Park City Hall, 1707 
St Johns, Highland Park, Illinois, no later than three business days before the date of the hearing.  Appearance forms 
are available at the Finance Department on the first floor of the Highland Park City Hall, 1707 St Johns, Highland 
Park, Illinois, during regular business hours. 
 
The City, in compliance with the Americans with Disabilities Act, requests that persons with disabilities who require 
certain accommodations to allow them to observe and/or participate in this hearing, or who have questions about 
the accessibility of the meeting facilities, contact the City’s ADA coordinator Emily Taub at etaub@cityhpil.com or 
847.926.1005. 
 

Zoning Board of Appeals 
Alexis Yablon, Chairman 
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ZBA 404 -09 -VAR -065 - 451 Broadview Ave. - Granted Order

STATE OF ILLINOIS) 

SS. 

COUNTY OF LAKE ) 

BEFORE THE BOARD OF APPEALS

CITY OF HIGHLAND PARK

LAKE COUNTY, ILLINOIS

IN THE MATTER OF THE APPEAL OF

Mark D. Lanyon APPEAL NO. ZBA #04 -09 -VAR -065

FOR VARIATION

GRANTED ORDER

This matter coming on to be heard on the application of Mark Lanyon for variations from the

requirements of 150. 703 and 150. 703. 2( D)(4)( a) of the Highland Park Zoning Ordinance of 1997

the " Zoning Ordinance"), as amended, and upon proofs being taken and adduced before the

Board of Appeals, City of Highland Park ( the 'Board"), and the Board being duly advised in the

premises, DOES FIND AS FOLLOWS: 

1. That said application was heard by the Board, and proofs were taken and adduced

before the Board at a special meeting of the Board held in the City Hall of the City of Highland
Park, on September 23, 2004. 

2. That there were present in person at said meeting of the Board a quorum of the
members of the Board for the conduct of the Board's business. 

3. That after the conclusion of said hearing, by affirmative vote of 7 members in

attendance at said hearing, being a majority of the members of the Board and a majority of those
members who were present, the Board granted said application for variations to the extent and

subject to the terms and conditions contained in this Order. 

4. That the Board has jurisdiction under Sections 150. 1201, 150. 1204 and following of

the Zoning Ordinance to hear and determine the request for variations as applied for herein. 

5. That due notice of the time and place of such hearing was duly published in The

Highland Park News, a paper of general circulation in the City of Highland Park, not more than

30 days nor less than 15 days previous to said hearing, in accordance with the provisions of

applicable statutes of the State of Illinois and of the Zoning Ordinance and proof of publication
thereof was made a part of the record herein. 

1- 
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6. That due notice of said hearing, in addition to the aforesaid publication, was served

upon adjacent and adjoining property owners or occupants by certified or registered mail, and/or

was served in person by the applicant, and that proof of said service in accordance with the rules

of the Board was made a part of the record herein. 

7. That further, in accordance with the rules of the Board, evidence of ownership by the

applicants of the real property subject to said request for variations ( the " Property") was duly

produced and admitted as evidence into the record herein. 

8. That the Property is legally described as follows: 

Lot 36 in Block 9 in Ravinia Highlands, Being Frederick H. Bartlett' s North Shore
Subdivision in the Northwest ''%4 of Section 36, Township 43 North, Range 12 East of the
Third Principal Meridian, According to the Plat Thereof Recorded March 7, 1916, in the
Book of Plats, in Lake County, Illinois and commonly known as 451 Broadview Ave., in
the City, County and State aforementioned. 

9. That the Property is improved with a single- family residence. 

10. That the aforedescribed Property is located within the R6- SLOZ zoning district, as

established by the aforesaid Zoning Ordinance, and that variations were sought from the

following requirements generally applicable to all property affected by such zoning classification

as provided in 150. 703 and 150. 703. 2(D)( 4)( a): to encroach 8" beyond the allowable 2' overhang

into the side yard setback of 5' on the north side of the property for a distance of 48. 5' for a roof

and gutter overhang and to exceed the maximum permitted F.A.R. of 40% by 355 square feet for
a total F.A.R. of 46. 8% in order to build a second floor addition to an existing single story single

family residence. 

11. That a strict application of the terms and provisions of the Zoning Ordinance imposes

upon the applicant exceptional practical difficulties or particular hardships for reasons stated in

the application and transcript of this hearing, and amounts to a practical confiscation of the

Property due to circumstances unique to the subject Property. 

12. That the granting of variations will not serve as a mere convenience to the applicant, 

will not cause substantial detriment to the public good, will not substantially impair the general

purpose and intent of the Master Plan as established by ordinance, will not alter the essential
character of the locality, will not impair an adequate supply of light and air to adjacent property, 

will not unreasonably increase congestion in the public streets, will not increase the danger of

fire or endanger the public safety, and will not unreasonably diminish or impair established

2- 
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property values within the surrounding area, or in any other respect impair the public health, 

safety, comfort, morals or welfare of the inhabitants of the City of Highland Park. 

13. That unless variations are granted in accordance with this application, the Property in

question cannot yield a reasonable return, in that the house is situated on the lot in such a way as

to make alternatives unreasonably expensive and prohibitive; and in that the plight of the owner

was due to unique circumstances; and in that the variations requested are consistent with the

purposes and intent of said Zoning Ordinance and Master Plan; and for additional reasons set

forth in the application and transcript of this hearing. 

IT IS, THEREFORE, ORDERED AS FOLLOWS: 

That variations from the strict application of the Zoning Ordinance, and, in particular, 

150. 703 and 150. 703. 2( D)( 4)( a) thereof, are hereby granted as to the real Property hereinabove

described, in that the petitioners will be allowed to encroach 8" beyond the allowable 2' 

overhang into the side yard setback of 5' on the north side of the property for a distance of 48. 5' 

for a roof and gutter overhang and to exceed the maximum permitted F.A.R. of 40% by 355

square feet for a total F.A.R. of 46. 8% in order to build a second floor addition to an existing

single story single family residence. 

That this Order is to take effect only upon compliance with the following conditions: 

a) All structures will be in substantial conformance with the submitted plans prepared

by Chicago Workshop Architects dated February 26, 2004. 

b) Issuance of a building permit by the City of Highland Park. 

This Order shall be valid for a period of no longer than twelve ( 12) months from the date

of this Order unless a building permit is obtained within such period and the erection or

alteration of a building is started, or unless the use is commenced within such period; and, in any

case where a building permit shall be obtained for the erection or alteration of a building, unless

such erection or alteration shall proceed to completion without unnecessary delay. 

Order granted on September 23, 2004. 

BOARD OF APPEALS

CITY OF HIGHLAND PARK

LAKE COY, I INOIS

BY: 

Cary Glenne hairman

3- 
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ZBA # 06 -03 -VAR -024 - 451 Broadview Avenue, Highland Park, IL 60035 - Denial Order

STATE OF ILLINOIS) 

SS. 

COUNTY OF LAKE ) 

BEFORE THE BOARD OF APPEALS

CITY OF HIGHLAND PARK

LAKE COUNTY, ILLINOIS

IN THE MATTER OF THE APPEAL OF

Mark and Nany Lanyon APPEAL NO. ZBA 06 -03 - VAR -024

FOR VARIATION

DENIAL ORDER

This matter coming on to be heard on the application of Mark and Nany Lanyon for variations from the

requirements of 150. 105 ( A) and 150. 711( A) of the Highland Park Zoning Ordinance of 1997 ( the

Zoning Ordinance"), as amended, and upon proofs being taken and adduced before the Board of

Appeals, City of Highland Park ( the " Board"), and the Board being duly advised in the premises, DOES

FIND AS FOLLOWS: 

1. That said application was heard by the Board, and proofs were taken and adduced before the

Board at a regular meeting of the Board held in the City Hall of the City of Highland Park on March 16, 

2006 and May 4, 2006. 

2. That there were present in person at said meetings of the Board a quorum of the members of

the Board for the conduct of the Board' s business. 

3. That after the conclusion of said hearing, the Board denied said application for variations by

the failure of a majority of the members of the Board to vote in the affirmative for the granting of said

application. 

4. That the Board has jurisdiction under Sections 150. 1201, 150. 1204 and following of the

Zoning Ordinance to hear and determine the request for variations as applied for herein. 

5. That due notice of the time and place of such hearing was duly published in The Highland Park

News, a paper of general circulation in the City of Highland Park, not more than 30 days nor less than 15

days previous to said hearing, in accordance with the provisions of applicable statutes of the State of

Illinois and of the Zoning Ordinance; and proof of publication thereof was made a part of the record

herein. 

6. That due notice of said hearing was, in addition to the aforesaid publication, served upon the

adjacent and adjoining property owners or occupants by certified or registered mail and/ or in person by

1 - 
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the applicant, and that said proof of service in accordance with the rules of the Board was made a part of

the record herein. 

7. That further, in accordance with the rules of the Board, evidence of ownership by the

applicants of the real property subject to said request for variations ( the " Property") was duly produced

and admitted as evidence into the record herein. 

8. That the Property is legally described as follows: 

Lot 36 in Block 9 in Ravinia Highlands, being Frederick H. Bartlett' s North Shore
Subdivision in the north west %4 of Section 36, Township 43 North, Range 12, East of the
Third Principal Meridian, According to the Plat recorded March 7, 1916 as doc # 163742
in Book J, Pages 58 and 59 in Lake County, IL and commonly known as 451 Broadview
Avenue, Highland Park, IL 60035, in the City, County and State aforementioned. 

9. That the Property is improved with a single- family residence. 

10. That the aforedescribed Property is located within the R6/ SLOZ zoning district, as established

by the Zoning Ordinance, and that variations were originally sought from the following requirements

generally applicable to all property affected by such zoning classification as provided in 150. 105 ( A) and

150. 711( A): structure will encroach 7. 64 feet into the established building setback of 38. 7 feet on the west

side of the property for distance of 24. 2 feet in order to construct a front porch on an existing single

family residence. The petitioner amended the application and reduced the requested variation to a 2' 

encroachment into the established building setback of 38. 7 feet on the west side of the property for

distance of 24. 2 feet. 

11. That no evidence was presented from which the Board could make any of the following

necessary findings: 

a) that the Property in question could not yield a reasonable return if the variations were not
granted; 

b) that the plight of the owner was due to unique circumstances; 

c) that the granting of variations would not serve as a mere convenience to the applicant; 
d) that the variations requested were consistent with the purposes and intent of said Zoning

Ordinance and the Master Plan; and

e) that the variations, if granted, would not: 

1. alter the essential character of the locality; 
2. cause substantial detriment to the public good; 

3. substantially impair the general purpose and intent of the Master Plan as established
by ordinance; 

4. impair an adequate supply of light and air to adjacent property; 
5. unreasonably increase congestion in the public streets; 
6. increase the danger of fire or endanger the public safety; or
7. unreasonably diminish or impair established property values within the surrounding

area, or in any other respect impair the public health, safety, comfort, morals or
welfare of the inhabitants of the City of Highland Park. 

2- 
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IT IS, THEREFORE, ORDERED AS FOLLOWS: 

That the aforesaid application for variations for the real Property hereinabove described be and it

is hereby denied for the reasons noted above in this Order and further stated in the transcript of said

hearing; so the petitioners will NOT be allowed structure will encroach 7. 64 feet into the established

building setback of 38. 7 feet on the west side of the property for distance of 24. 2 feet in order to construct

a front porch on an existing single family residence.. 

Order denied on March 16, 2006

3- 

BOARD OF APPEALS

CITY OF HIGHLAND PARK

LAKE COUNTY, ILLINOIS

BY: Lij.14z.- 
Cary Gl
l

r, hairman
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VAR-2026-00075 
451 Broadview Ave 

 
 
After recording, please return to: 
 
City of Highland Park 
Department of Community Development 
Planning Division 
1150 Half Day Road 
Highland Park, IL 60035 
 
 
 
 
 
STATE OF ILLINOIS )    
 ) SS.   
COUNTY OF LAKE )    
   
  BEFORE THE BOARD OF APPEALS 
  CITY OF HIGHLAND PARK 
  LAKE COUNTY, ILLINOIS 
   
IN THE MATTER OF THE APPEAL OF   
MICHELLE PENIAK  APPEAL NO. ZBA VAR-2026-00075 
FOR VARIATION   
   

V A R I A N C E    A P P R O V A L    O R D E R 

This order (“Order”) concerns the petitioner and owner Michelle Peniak of 451 Broadview Ave, 
Highland Park, IL 60035, for the variation described herein for the property described herein.  The Zoning 
Board of Appeals of the City of Highland Park (“Board”), being duly advised in the premises, DOES FIND 
AS FOLLOWS: 

1. The Property that is the subject of this Order is commonly known as 451 Broadview Ave, 
Highland Park, IL 60035 and legally described on Exhibit A attached to this Order 
(“Property”). 

2. The Property is currently improved with a single family house.  

3. The Property is located within the R6 Zoning District and Small Lot Overlay, as established by 
“The City of Highland Park Zoning Ordinance of 1997,” as amended (“Zoning Ordinance”). 

4. The Applicant sought the following variations from of Section 150.703.3 of the City Code (the 
“Variation”), in order exceed the allowable FAR to construct a second story addition. 

a. To exceed the allowable FAR of 46.8% by 108 square feet for a total FAR of 48.8% in 
order to build a second story addition; 

5. Notice of the time and place of the hearing was duly published in Lake County News-Sun, a 
newspaper of general circulation in the City, not more than 30 days nor less than 15 days 
previous to the hearing, in accordance with the Zoning Ordinance and all applicable law. 
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6. Notice of the hearing was served upon the adjacent and adjoining property owners or 
occupants, in accordance with the Zoning Ordinance, Section 150.1203, and applicable law. 

7. The application was heard by the Board at a public hearing of the Board on September 3, 2026. 

8. The Board has jurisdiction pursuant to Section 150.1204.(A)(4) of the City Code, to hear and 
determine the Applicant’s request for the Variation. 

9. The Applicant entered into the record sufficient evidence of their ownership of the Property. 

10. After the conclusion of the public hearing, the Board found that the requested Variation satisfy 
the standards set forth in Section 150.1205, to the extent required. 

11. After the conclusion of the public hearing the Board granted the application for the Variation, 
by a vote of the majority of the members of the Board.   

IT IS, THEREFORE, ORDERED AS FOLLOWS:  

A. Subject to and contingent upon the conditions, restrictions, and provisions set forth in 
Section B of this Order, the Applicant’s request for the Variation for the Property shall be, and is hereby, 
approved for the reasons set forth in this Order.  The Applicant will be allowed: 

(i) To exceed the allowable FAR of 46.8% by 108 square feet for a total FAR of 48.8% in 
order to build a second story addition; 

B. Notwithstanding any use or development right that may be applicable or available pursuant 
to the provisions of the Zoning Ordinance, or any other rights the Applicant may have, the variation granted 
in Section A of this Order shall be, and are hereby, expressly subject to and contingent upon the 
construction, use, and maintenance of the Property in compliance with each and all of the following 
conditions: 

i. The construction, development, use, operation, and maintenance of the Property 
shall comply with the Zoning Ordinance and all other applicable City ordinances, as the same have been or 
may be amended from time to time, except to the extent specifically provided otherwise in this Order. 

ii. Except for minor changes and site work approved by the Director of Community 
Development or the City Engineer (for matters within their respective permitting authorities) in accordance 
with all applicable City standards, the construction, development, use, operation, and maintenance of the 
Property shall substantially comply with the following plans: 

a. Proposed Site Plan for 451 Broadview Ave by Town Studios, Inc. dated 
8.12.26 on sheet A-1, 

b. Proposed Site Plan for 451 Broadview Ave by Town Studios, Inc. dated 
8.12.26 on sheet A-2; 

C. The Applicant shall permit a copy of this Order to be recorded against the Property in the 
office of the Lake County Recorder of Deeds.  This Order and the privileges, obligations, and provisions 
contained herein shall inure solely to the benefit of, and be binding upon, the Applicant and their heirs, 
personal representatives, successors and assigns. 
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D. This Order shall be valid for a period not to exceed 12 months from the date hereof, unless, 
within such period and in accordance with this Order, the Applicant commences either (i) erection or 
alteration of a building or structure, pursuant to a valid building permit for construction on the Property, or 
(ii) the use contemplated by this Order.  In the event that the Applicant obtain a building permit in 
furtherance of the Variation granted pursuant to this Order, the Applicant shall prosecute all work 
authorized by the building permit to completion without unnecessary delay. 

E. Upon the failure or refusal of the Applicant to comply with any or all of the conditions, 
restrictions, or provisions of this Order, in addition to all other remedies available to the City, the Variation 
granted pursuant to this Order shall, at the sole discretion of the Board, by order duly adopted, be revoked 
and become null and void; provided, however, that the Board may not so revoke such Variation  unless it 
shall first provide the Applicant with two months advance written notice of the reasons for revocation and 
an opportunity to be heard at a regular meeting of the Board.  In the event of revocation, the development 
and use of the Property shall be governed solely by the applicable regulations of the Zoning Ordinance. 

 

Order approved September 6, 2026  ZONING BOARD OF APPEALS 
  CITY OF HIGHLAND PARK 
  LAKE COUNTY, ILLINOIS 
   

 
 
By:  

  Alexis Yablon, Chairman 
   

# 5146803_v2 
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EXHIBIT A 
 

LEGAL DESCRIPTION OF THE PROPERTY 
 
 
The subject property commonly known as 451 Broadview Ave, Highland Park, Illinois, is legally described as 
follows: 
 
LOT 36 IN BLOCK 9 IN RAVINIA HIGHLANDS, BEING FREDERICK H. BARTLETT’S NORTH 
SHORE SUBDIVISION IN THE NORTHWEST ¼ OF SECTION 36, TOWNSHIP 43 NORTH, 
RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT 
THEREOF RECORDED MARCH 7, 1916 AS DOCUMENT 163742 IN BOOK “J” OF PLATS, PAGES 
58 AND 59 IN LAKE COUNTY, ILLINOIS.  
 
PIN: 16-36-123-012-0000 
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EXHIBIT B 
 

[PLANS] 
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