








Requested Variation 

The hardship necessitating the requested variance is not self-created, but instead arises from the 

location and regulatory treatment of a municipal storm sewer pipe owned, installed, and 

controlled by the Village of Northbrook. 

We respectfully request approval of a variance to permit the proposed new single-family 

residence on the vacant lot located at 3970 Sunset Lane to be shifted 5.8 feet to the east, resulting 

in a limited encroachment into the eastern side yard setback. This relief is necessary to address a 

previously undisclosed storm sewer installation that, while not altering the lot’s dimensional 

standards under the zoning code, imposes substantial and extraordinary construction 

requirements in order to utilize the full by-right buildable width of the lot as intended by the 

Zoning Code, thereby creating a practical and economic hardship. 

At the time we purchased the property, we were not informed, nor was there any disclosure, that 

the Village had installed a storm sewer pipe on the lot or that its presence would require 

substantial additional space or protective measures in order to utilize the full side yard width 

otherwise permitted by the zoning code. The plot of survey provided at closing did not depict the 

storm sewer pipe, nor did it identify any conditions or constraints that would necessitate 

extraordinary construction measures to build within the by-right setbacks. The storm sewer 

installation occurred in or around 2015, several years prior to our purchase in 2024, and given 

the passage of time, we reasonably expected that its existence, location, and practical 

development implications would be accurately reflected on the survey or otherwise disclosed. 

Based on the information available at the time of purchase, we retained licensed design 

professionals and, in good faith, designed a single-family home that fully complied with all 

known zoning requirements, including the standard ten-foot side yard setbacks measured from 

the property lines. The home was designed to fit between the recorded easements as shown on 

the survey and in reasonable reliance on customary zoning interpretations and the materials 

provided at closing. 

It was only after submission of our building permit application that we learned that, in this case, 

the presence of the Village-owned storm sewer pipe requires additional separation from the pipe 

in order to protect the infrastructure during construction, as determined by Public Works. While 

this requirement does not alter the dimensional standards of the Zoning Code, it necessitates a 

greater distance between the proposed structure and the storm sewer than would otherwise be 

required when measuring the ten-foot side yard setback from the property line. As applied to the 

subject property, this requirement would place the proposed structure approximately 4.2 feet 

from the storm sewer, resulting in a 5.8-foot encroachment into the eastern side yard setback. 

Accordingly, zoning relief is required to reasonably accommodate the Public Works protection 

requirement while maintaining compliance with the spirit and intent of the Zoning Code. 

Further review of Village records relating to the storm sewer installation, obtained through a 

Freedom of Information Act request, indicates that the pipe was intentionally placed 

approximately six feet from the west property line in order to avoid disturbing an existing chain-

link fence. The easement documentation expressly states that the “proposed 36-inch storm sewer 



will be located six feet from the west property line of the subject property within the easement 

premises in order to avoid disturbing the existing chain link fence.” The documentation does not 

reference any required setback measured from the storm sewer itself, nor does it identify any 

requirement for future structures to maintain a specific separation from the pipe or to implement 

protective construction measures beyond compliance with standard zoning setbacks measured 

from the property line. Although the easement documents were executed in or around 2015, they 

were not reflected on the plot of survey provided at closing and were not otherwise disclosed to 

the current owners at the time of purchase. 

This record confirms that the storm sewer’s placement resulted from a discretionary design 

decision made by the Village at the time of installation, specifically, to avoid disturbance of a 

fence, rather than from an unavoidable physical constraint of the property. The resulting 

condition is unique to this parcel and entirely outside the control of the current owners. Based on 

the information available at the time of purchase, the owners reasonably relied on the survey, 

recorded easements, and zoning code standards in designing a code-compliant single-family 

residence. Had the existence, location, and practical development implications of the storm 

sewer been disclosed, the home would have been designed differently from the outset. 

The requested variance represents the minimum zoning relief necessary to allow development 

consistent with the by-right dimensional allowances of the Zoning Code, as reasonably expected 

based on the materials provided at closing, while accommodating Public Works’ infrastructure 

protection requirements. Absent such relief, the presence of the storm sewer effectively imposes 

substantial additional costs and constraints that do not apply to similarly zoned properties. 

Granting the variance will not alter the essential character of the neighborhood, impair adjacent 

properties, or be detrimental to the public welfare, and will allow the property to be developed in 

a manner consistent with the intent of the Zoning Code. 
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NORTHBROOK UTILITY NOTES
1. THE GENERAL CONTRACTOR MUST PROVIDE WRITTEN NOTICE (WITH CONTACT PERSON'S NAME,

ADDRESS & PHONE NUMBER) AT LEAST ONE WEEK IN ADVANCE TO ALL AFFECTED RESIDENTS WHOSE
FRONTAGE AND/OR PRIVATE PROPERTY WILL BE DISTURBED TO PERFORM ANY REQUIRED OFF-SITE
UTILITY SERVICE CONNECTION WORK ASSOCIATED WITH THE SUBJECT PROPERTY.  SITE UTILITY SERVICE
CONNECTION WORK ASSOCIATED WITH THE SUBJECT PROPERTY.  IN ADDITION, THE NOTIFICATION MUST
STATE THE STATE THAT THE FINAL SURFACE RESTORATION WILL BE COMPLETED WITHIN FIVE CALENDAR
DAYS FOLLOWING COMPLETION OF THE WORK IN SAID AREAS, WEATHER PERMITTING.  A COPY OF SAID
CORRESPONDENCE MUST ALSO BE PROVIDED TO THE ENGINEERING DIVISION, ATTN: PUBLIC
IMPROVEMENTS INSPECTOR, ONE WEEK BEFORE THE WORK IS TO BE PERFORMED.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROTECTION OF ALL UNDERGROUND OR OVERHEAD
UTILITIES EVEN THOUGH THEY MAY NOT BE SHOWN ON THE PLANS.  ANY UTILITY THAT IS DAMAGED
DURING CONSTRUCTION SHALL BE REPAIRED TO THE SATISFACTION OF THE VILLAGE AND THE OWNER,
OR REPLACED AT THE CONTRACTOR'S OWN EXPENSE.

3. ALL OPEN EXCAVATIONS WITHIN THE PUBLIC RIGHT-OF-WAY OR ANY EASEMENT WILL BE WATER JETTED
A MINIMUM OF FIVE DAYS PRIOR TO FINAL RESTORATION.

4. MATERIAL APPROVAL FOR UTILITY SERVICES SHALL BE AS FOLLOWS:
        WATER - 1-1/2 INCH TYPE "K" COPPER
        SANITARY - 4-INCH (MIN.) PVC SDR 26 PIPE CONFORMING TO ASTM D-3034 WITH GASKET JOINTS
CONFORMING TO ASTM D-3212. DUCTILE IRON PIPE PAST
        FOUNDATION OVERDIG.
        STORM - 4-INCH (MIN.) PVC SDR 26 PIPE CONFORMING TO ASTM D-3034 WITH GASKET JOINTS
CONFORMING TO ASTM D-3212.
5. THE PROPOSED STORM/SANITARY SERVICE CONNECTION TO THE EXISTING SEWER LINE SHALL BE MADE

WITH A SEWER TAP MACHINE WITH HUB TEE ANDSTAINLESS STEEL SADDLE (SEE CONSTRUCTION
DETAIL).

6. SUMP PUMP IS TO BE CONNECTED TO THE PROPOSED STORM SEWER SERVICE UTILIZING 4-INCH PVC SDR
26 PIPE.

7. IF FOR ANY REASON IT IS DESIRED TO UTILIZE THE ENTIRE EXISTING SANITARY SERVICE, THE OWNER
MUST TELEVISE THE SECTION OF SERVICE LINE THAT IS TO BE RE-USED.  THE COLORIZED VIDEO AND
INSPECTION REPORT MUST BE SUBMITTED TO THE ENGINEERING DIVISION FOR REVIEW.  CERTIFICATION
FROM A LICENSED PLUMBER MUST ALSO BE PROVIDED ALONG WITH THE VIDEO INDICATING THAT RE-USE
OF THE SERVICE LINE IS ACCEPTABLE.  IF EXISTING SERVICE LINE IS FOUND TO BE IN A DETERIORATED
CONDITION, (I.E. SAGS PRESENT, EVIDENCE OF INFLOW/INFILTRATION, PIPE MATERIAL IS V.C.P. OR ROOT
INTRUSION IS EVIDENT AT THE JOINTS) TOTAL REPLACEMENT WILL BE REQUIRED.

8. THE CONTRACTOR WILL COORDINATE WITH THE PUBLIC WORKS DEPARTMENT (847-272-4711) TO INSTALL
AN EXTERIOR REMOTE READING DEVICE FOR THE WATER METER.

9. NO WATER SERVICES ARE TO BE PLACED UNDER DRIVEWAYS AND B-BOXES LINE VALVES ARE TO BE
LOCATED WITHIN NON-PAVED AREAS OF THE VILLAGE'S RIGHT-OF-WAY.

10. TO PREVENT “FLOATING” OF PVC PIPING, ONLY USE SELECT EARTH BACKFILL AND BEDDING WITH THE
EXCEPTION OF ALL DRIVEWAY LOCATIONS WHERE FULL DEPTH CA-6 IS REQUIRED.

11. MISSION BROOK SANITARY DISTRICT (IF APPLICABLE) CONNECTION INTO THE SANITARY MAINLINE SHALL
NOT BE PERFORMED UNTIL AN APPROVED PERMIT FROM SAID AGENCY HAS BEEN RECEIVED BY THE
NORTHBROOK ENGINEERING DEPARTMENT.  FOR ADDITIONAL INFORMATION, PLEASE CONTACT MISSION
BROOK SANITARY DISTRICT AT 847-272-2956.

12. ALL OPEN EXCAVATIONS WITHIN THE PUBLIC RIGHT-OF-WAY OR NEXT TO ANY EXISTING PAVEMENT WILL
REQUIRE IDOT CONTROLLED LOW-STRENGTH MATERIAL TO BE USED FOR BACKFILL. AGGREGATE
BACKFILL MATERIAL WILL NOT BE PERMITTED.
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