Meeting Agenda

PLANNING & ZONING COMMISSION
OCTOBER 27, 2022

Location
City Hall
Council Chambers
109 James Street
Geneva, IL 60134

MEETING #47
Individuals unable to attend in person may be recognized during the
meeting (audio only) by accessing the meeting via the link below:
https://attendee.gotowebinar.com/register/8640091440208626699
1. Call to Order

Time

2. Roll Call

7:00 p.m.

3. Approval of Agenda

Commissioners

4. Approval of Minutes: None

Scott Stocking, Chairman
John Mead
Mim Evans
Michael Slifka
Rebecca Holoman
Adam Matyskiel
Tim Moran

5. Public Hearing:
A. 729 Hawthorne Lane Lot Coverage Variation – Request for a
Variation from Section 11-5E-4 (Lot and Area Requirements) to
increase the permitted total lot coverage from 40% to 53.54%.
Location: 729 Hawthorne Lane
Applicant: Eric Galloway of Western DuPage Landscaping on
behalf of Nina Koloseike

Staff Liaison
Chayton True, City
Planner
P: (630) 854-9654
E: ctrue@geneva.il.us

6. Public Comment
7. Other Business
8. Adjournment

This Planning & Zoning Commission meeting is being audio and video tape-recorded, transcribed
by a court reporter and/or summary minutes are being taken by a recording secretary. The City
of Geneva complies with the requirements of the Americans with Disabilities Act of 1990.
Individuals with disabilities who plan to attend this meeting who require accommodations in
order to allow them to observe and/or participate in this meeting are requested to contact the
Community Development Department at 630-232-0818 at least 48 hours in advance of the
meeting to allow the City of Geneva to make reasonable accommodations for those persons.

Planning & Zoning Commission Agenda

October 27, 2022

PROCEDURES FOR PUBLIC HEARINGS
It is the Planning and Zoning Commission’s job to conduct public hearings, either in person or virtually, in order to
receive testimony for and against petitions for general amendments to the zoning ordinance, zoning map
amendments, zoning text amendments, special use permits and variations. Individuals participating within the public
hearing will need to register for and access the meeting via the links provided in previously distributed public hearing
and meeting notices.
The procedure followed for virtual public hearings is as follows:

First, the Planning and Zoning Commission secretary or the designated representative will read
or describe written items, reports, and plans into the record.

Second, the petitioner will present testimony in favor of the petition and will present any
supporting plans or exhibits.

Third, the Commission members will have an opportunity to question the petitioner.

Fourth, the Commission will then receive citizen testimony both for and against the petition.
Questions about the proposal may be directed to the petitioner or petitioner’s witnesses and
questions about the Planning and Zoning Commission process itself may be directed to the
Chairman. Following such testimony, the petitioner and the Planning and Zoning Commission
may ask questions of those who testified.

Finally, the petitioner may provide a rebuttal to any testimony in opposition.
When all the testimony is brought into the record the hearing will be closed and the Planning and Zoning
Commission will make a recommendation to the City Council in the form of a motion or motions.










In order to give virtual testimony, participants will be asked to utilize the meeting platform’s “hand
raising” feature to speak. When a hand is “raised” by a participant, City Staff will unmute the
participant allowing them to speak. It is also important for participants to remember to unmute
themselves. Video sharing abilities will not be provided to participants, unless requested.
Participants speaking during the public hearing agree and understand that anything they say will be
considered sworn testimony and affirm to tell the truth, the whole truth and nothing but the truth.
Participants giving testimony will need to remember to speak directly into the microphone to be
heard. Participants must first begin their testimony by stating their name and address. If participants
speak additional times, they will need to state their name each time for the record.
It is asked that presented testimony remain concise. If a point has already been made, it will not be
necessary to repeat it. Each of these points is recorded and will be considered as the Commission
develops findings of fact and a recommendation or recommendations.
Participants may provide testimony in written form, but such written testimony must be presented
to the Planning and Zoning Commission secretary or the designated representative prior to the
closing of the hearing.
After the process is completed and everyone wishing to present testimony has spoken, the
Commission will then decide whether it has heard adequate testimony in order to make a decision.
If it has, the public hearing will be closed.

After a public hearing is closed the Planning and Zoning Commission will refrain from receiving any additional
testimony either for or against the petition. There is one exception to this rule.
City staff will submit a report based on the testimony presented at the hearing. This report will consider comments
or concerns from all City Departments such as the Fire Department, Public Works Department or the Engineering
Department.
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AGENDA ITEM 5A

VARIATION REQUEST
LOT COVERAGE
427 FULTON STREET

Applicant & Property Owner
Western DuPage Landscaping
on behalf of Nina Koloseike
Location
729 Hawthorne Lane
Request
A Variation to increase
permitted lot coverage from
40% to 53.54%.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.
Staff Liaison
Chayton True, City Planner
Phone: (630) 845-9654
Email: ctrue@geneva.il.us

Figure 1. Location Map. Prepared by Geneva Planning Division, October 2022.

BACKGROUND
As shown in Figure 1, the subject property is located along the east
side of Hawthorne Lane between Cheever Avenue and Easton
Avenue. The property consists of a single-family home with an
attached, two-car garage located within the street yard setback. The
applicant is seeking to replace and repair existing improvements upon
the property including the driveway, renovate and repair the existing
front porch, remove and replace the existing paver walk and stoop
along the south foundation, remove and replace the existing
flagstone stepper path, cover the existing concrete rear porch, and
install a stone masonry outdoor fireplace—which would be located
upon existing pavement. Most improvements are needed due to the
deteriorating conditions of surfaces and the stairs to the front porch.
The existing slope of the driveway also causes stormwater to pool on
the pavement. However, the existing lot coverage of the subject
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property is 53.75%—13.75% beyond the maximum 40% permitted within the R3 residential zoning
district. The overage on permitted lot coverage likely took place during a significant remodel of the
property in July of 2000. This remodel included the addition to the existing home, a replacement and
addition of a two-car garage, and the expansion of a second driveway. Now, the property owner is seeking
to repair and replace a significant amount of existing impervious surface upon the lot, but will need to be
granted a variation to lot coverage to repair and replace the existing, non-conforming surfaces.

REQUEST
In accordance with Section 11-14-5 of the Geneva Zoning Ordinance, the applicant is requesting a
variation from Section 11-5E-4 (Lot and Area Requirements) to increase the permitted total lot coverage
from 40% to 53.54%. The proposed modifications include removing and replacing the existing concrete
and clay paver driveway, renovating and repairing the existing front porch, removing and replacing the
existing paver walk and stoop along the south foundation, removing and replacing the existing flagstone
stepper path, covering the existing concrete rear porch, and installing a stone masonry outdoor fireplace.

PROPERTY INFORMATION
The subject property is located in the R3 Medium to High Density Single-Family Residential District and is
designated as “Single-Family Residential” in the City’s adopted Comprehensive Plan. The property consists
of a single-family home with an attached, two-car garage located within the street yard setback. The
garage is considered a side-loading garage, which faces 90 degrees away from the front property line. A
driveway extends from this garage, curves through the southern portion of the property, and connects to
Hawthorne Lane at the southwest corner of the property. Please see Table 1 below and Figures 2 and 3
on the following page for surrounding property information including existing zoning, existing land uses
and future land use designations.
LOCATION

ZONING DISTRICT

LAND USE

COMPREHENSIVE PLAN

Subject Property

R3 Medium to High
Density Single-Family
Residential District

Single-Family Detached
Residence

Single-Family Residential

North

R3 Medium to High
Density Single-Family
Residential District

Single-Family Detached
Residence

Single-Family Residential

South

R3 Medium to High
Density Single-Family
Residential District

Single-Family Detached
Residence

Single-Family Residential

East

R3 Medium to High
Density Single-Family
Residential District

Single-Family Detached
Residence

Single-Family Residential

West

R1 Low Density SingleFamily Residential District

Single-Family Detached
Residence

Single-Family Residential

Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, October 2022.
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Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, October 2022.

Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2003 Comprehensive
Plan and 2013 Downtown Station Area Master Plan. Prepared by Geneva Planning Division, October 2022.
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REVIEW COMMENTS
Variation – Findings of Fact
Staff has evaluated the requested variation in relation to the four (4) variation standards the Planning and
Zoning Commission uses in formulating its findings of fact, as set forth in Section 11-14-5G of the Zoning
Ordinance. The staff analysis below is based on the information and documents provided by the applicant
and staff’s review of the request. Based on evidence and testimony provided at the public hearing, the
Planning and Zoning Commission may choose to use the staff analysis in formulating its findings of fact,
or formulate its own findings. The applicant has also prepared a response to the four (4) variation
standards, attached to this report for your review and consideration.
1. Reasonable Return: The property in question cannot yield a reasonable return if permitted to be used
only under the regulations of the district in which it is located.
The existing lot coverage of the subject property is 53.75%, which is 13.75% beyond the maximum
allowed lot coverage of 40%. The proposed replacement of existing impervious features of the
property would slightly decrease the amount of impervious surface by 24.1 sq. ft. This change would
result in a 0.21% decrease from 53.75% to 53.54% lot coverage. For the applicant to fall within the
maximum allowed lot coverage of 40%, the applicant would need to remove roughly 1,530.7 sq. ft. of
impervious surface. Removing existing improvements and impervious surface on the subject property
may adversely impact the reasonable return of the property. The requested variation meets Standard
1.
2. Unique Hardship or Practical Difficulty: The shape, topography or other conditions of the land is such
that it is extremely difficult to comply with the regulations generally applicable to the property.
The subject property measures 125 ft. in depth and 90 ft. wide fronting along Hawthorne Lane and
measures 11,232 sq. ft. The dimensions of the lot meet the minimum standards for a lot in the
assigned residential zoning district. A unique characteristic of the property includes an existing garage
located within the street yard setback. This garage is considered unique because of its side-loading
orientation requiring the driveway to curve through the street yard to Hawthorne Lane. This garage
was constructed in July of 2000 during a significant remodel project of the home. The remodel of the
property likely generated the non-conforming lot coverage that exists today, although the lot
coverage maximum in 2000 was also capped at 40%. Prior to this remodel project in 2000, the
property was served with two driveways. The north driveway measured ~18 ft. in width and extended
along the northern property line from Hawthorne Lane to a two-car garage located upon the northern
portion of the property. The south driveway measured ~10 ft. in width and extended along the
southern property line from Hawthorne Lane to the rear portion of the lot. As part of the overall
project, the north driveway was removed and the associated garage was converted into living space
for the home. A new, two-car garage was attached to the remodeled home as part of the project and
resulted in the existing garage. A driveway was extended from this garage and connected to the
aforesaid south driveway of the property. As mentioned, this significant project likely generated the
non-conforming lot coverage that exists today. Now, the current property owner is seeking to replace
existing impervious surface to maintain existing conditions. The proposed work, as mentioned, would
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actually result in a very minor 24.1 sq. ft. reduction in lot coverage. Further reducing the amount of
impervious surface dedicated to the driveway could restrict required turning movements for vehicles
to access the garage. The two-car garage is side-loading meaning it faces 90 degrees away from the
street yard. The location of the garage and the position of the doors require the driveway to
accommodate turning movements and a 90-degree turn for vehicles to maneuver into the garage.
The request meets Standard #2.
3. Character of the Area: The applicant must show that the variation requested will not be materially
detrimental to the public welfare or materially injurious to the enjoyment, use or development of
property or improvements permitted in the vicinity; will not materially impair an adequate supply of
light and air to properties and improvements in the vicinity; will not substantially increase congestion
in the public streets due to traffic or parking or increase the danger of flood or fire; will not unduly tax
public utilities and facilities in the area; or will not endanger the public health, safety or welfare.
The proposed work is not anticipated to be materially detrimental to the surrounding area,
infrastructure, or public health, safety, and welfare. The applicant is seeking improvements that would
essentially maintain existing conditions on the subject property while reducing overall lot coverage by
0.21%. The repair and replacement of the existing, non-conforming impervious surface would not
further exacerbate current conditions connected to stormwater runoff. The proposed work is
anticipated to have minimal adverse impacts to the surrounding neighborhood given their current
condition and incorporation with the existing environment. The requested variation meets Standard
3.
4. Minimum Variation: Any variation considered by the Planning and Zoning Commission shall be
considered the minimum variation necessary for the reasonable use of the land.
The applicant is requesting a variation to exceed the allowable lot coverage by 13.54% to
accommodate the repair and replacement of existing impervious surfaces. The current lot coverage
is exceeded by 13.75%, indicating the proposed repairs and replacement will actually slightly reduce
the amount of impervious surface on the lot by 0.26%, while maintaining current conditions. The
applicant is seeking the minimum variation to maintain existing conditions that have been located
upon the property since July 2000. The requested variation meets Standard 4.

RECOMMENDATION
Staff will provide a recommendation at the conclusion of the public hearing.

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. November 7, 2022 – City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative
Applicant’s Response to Variation Standards
2022 Plat of Survey – Existing and Proposed Conditions

Letter of Intent: Variations at 729 Hawthorne Lane (8-25-2022)

We are requesting variations as listed below because the scope of the proposed work for each
component requires a permit and the current lot coverage requirement has been exceeded. The current
homeowner inherited this overage when she purchased the house, unbeknownst to her. Her intent is to
first repair the problem areas in the front yard, that she’s been dealt so they are safe, more functional
and more visually appealing. The driveway and front porch projects are based on necessity because they
are deteriorating and will only worsen over time. The walkways are simply being replaced because they
are settling and need to be redone to be safe and functional. The fireplace is “a want” and the
homeowner wishes to extend the amount of time she can spend outdoors. This accessory element was
originally her priority until she realized the issues she was having with the front. The front yard is the
main priority at this time, while the backyard is included within this variation request with the hope that
she has the choice and opportunity to finish the project in the future, while also being transparent and
respectful of the City of Geneva’s zoning ordinances and codes.
The current lot coverage is 6,037.63 SF or 53.75%. The proposed lot coverage as listed below is 6,013.53
SF or 53.54%, which is an overall reduction of 24.1 SF.

1. Driveway: We request a variation for the removal and disposal of the existing concrete and clay
paver driveway. The reasons for this request are as follows: the concrete portion of the
driveway is failing and contains cracks throughout the space. It also pitches towards the garage
doors, which causes surface run-off to pool inside the garage. A low point is present where the
driveway and garage meet the existing bottom concrete porch step, causing pooling water and
ice build-up. These existing conditions are not going to improve and will only worsen over time,
likely causing more issues with the garage floor. The clay paver section of the driveway includes
pavers that are deteriorating any do not appear to be suitable for the application. There are
several cracked/chipped bricks throughout. These issues will not correct themselves and will
only continue to worsen over time as well. The existing driveway is essentially L-shaped and
contains a tight turning radius that makes it difficult to maneuver with larger vehicles when
approaching the garage. The proposed driveway will be properly pitched away from the house
and garage structures to alleviate the pooling that occurs, while also being more functional and
user friendly for the homeowner. Our proposed driveway design is smaller than the existing and
reduces the lot coverage by 12.78 SF. The Reclaimed Antique brick street pavers we are
proposing to use have and will stand the test of time, while also being an upgrade to the
concrete. This proposed product is more visually appealing and better complements the era of
the home.
2. Front Porch: We request a variation for the renovation and repair of the existing concrete front
porch and steps. The reasons for this request are as follows: the two bottom steps of the
primary staircase are cracking in the center, while the bottom step includes a very large crack on
the side, where it meets the vertical concrete that supports the column. The existing riser

3.

4.

5.

6.

heights all vary which is a tripping hazard. The horizontal surfaces of the existing steps are
uneven & cupped in areas, which hold water and ice. The secondary staircase is angled which
creates a tripping hazard when approaching the upper landing. The main porch landing contains
multiple levels and would be more functional if it was one continuous level. The riser height
from the top of the secondary door sill to the top of the landing exceeds 7-3/4” and presents a
tripping hazard. This landing also contains a varying riser height along the front face when
stepping down to the next level because of excessive pitch. We intend to replace the failing
concrete work to make the front porch more structurally sound and safer, then cover the new
concrete with natural stone to create a softer and more aesthetic appearance. The existing
retaining wall along the front foundation will be replaced with natural stone to match the front
porch. This wall is necessary in order to retain the soil from the planting bed from the driveway.
The proposed porch and wall will use the same footprints as the existing and not add to the lot
coverage.
South Foundation Access Walk & Stoop: We request a variation for the replacement of the
existing clay paver walk and stoop along the south foundation of the home. The reasons for this
request are as follows: The current walk is uneven, settling and shifting, and needs to be reset.
The homeowner wishes to keep the dimensions the same as existing but change the material to
bluestone paving. The existing stoop has settled and needs to be reconstructed. The proposed
design for the walk and stoop is smaller than the existing and reduces the lot coverage by 8.22
SF.
Rear Yard Access Walk: We request a variation for the replacement of the existing flagstone
stepper path that connects the clay brick walk along south foundation to the existing rear patio.
The existing path has settled and is uneven and needs to be repaired. The proposed design
eliminates a small section of the existing walk, otherwise the layout will remain the same. The
material will be changed to bluestone paving. The lot coverage will be reduced by 23.85 SF.
Cover Existing Concrete Rear Porch: We request a variation to cover the existing rear concrete
porch with natural stone. This request is purely a matter of aesthetics and will blend-in with the
existing patio and be more visually appealing. We are proposing to cover the existing concrete
and will not impact the lot coverage.
Outdoor Fireplace Along Existing Rear Patio: We request a variation to install a stone masonry
outdoor fireplace within the perimeter of the existing bluestone patio. The homeowner
originally preferred the fireplace to be positioned along the outer edge and beyond the
perimeter of the existing patio which would have added 32 SF to the lot coverage, but due to
the lot coverage overage, she is willing to relocate the fireplace within the edges/perimeter of
the existing patio, which would not impact the lot coverage. We are proposing to eliminate a
small portion of the existing patio, which would reduce the lot coverage by 14.25 SF.

Exhibit B
Standards for Variations

1. Reasonable Return:
The current homeowner purchased the property at 729 Hawthorne Lane on June 26, 2020. The existing
Plat of Survey dated June 3, 2020 lists the lot size as “11,232.0 SF, more or less” and illustrates the
impervious elements that were included in the sale of the home at that time. The maximum lot
coverage allowed in the R3 Zoning District is 40% or 4,492.80 SF. The existing lot coverage is 53.75% or
6,037.63 SF, which is 1,544.83 SF over the maximum allowed. As a point of reference, the existing
driveway is 1,560.21 SF.

The property in question cannot yield a reasonable return if to be permitted to be used only under the
regulations of district in which it is located. As stated above, the square footage of the current driveway
is equivalent to the square footage that exceeds the maximum lot coverage allowed. In other words, to
comply with the R3 Zoning Ordinance, the entire 1,560 SF driveway would have to be eliminated just to
break even and be at 40%. This would not be a viable option because a driveway is needed for a vehicle
to access the garage and home. The conditions of the existing driveway are deteriorating, and it’s
improperly pitched towards the house and garage. The property value without a driveway would likely
drastically decrease, and the current homeowner would have a difficult time selling a house that does
not include a driveway.
Hypothetically, if the existing bluestone patio, clay paver and flagstone stepper path were eliminated
from the property, the lot coverage would be reduced by 621 SF, meaning there would be about 923.83
SF of available lot coverage for the driveway. Based on the existing two-car sideload garage layout,
proximity to the curb cut location and existing parkway oak tree, this still wouldn’t provide adequate
square footage for a functional driveway, plus there would be no rear yard outdoor entertainment space
available. This would be a losing proposition for the homeowner and would also likely decrease the
value of the home and make it more difficult to sell in the future.
The existing concrete front porch contains two sets of steps. One set appears to be older than the other
based on the appearance of the concrete. There are currently multiple levels that lead to the secondary
access door (see photos), and the riser height from the top of the door sill to the landing exceeds the 73/4” maximum riser height required. The new landing that steps down to porch level also contains
inconsistent riser heights along the entire face of the step due to the porch slope. Both issues present
tripping hazards and are dangerous. The newer set of steps includes varying riser heights from step to
step, uneven pitch on the tread surfaces, as well as moderate to severe cracking present on the lower
two steps (see photos). Rain and snow pool/freeze on the steps, which is presents a hazard (see photos).
The existing conditions are dangerous and will only become worse over time due to the freeze-thaw
conditions typical in our location. Since the concrete appears to be rough and unfinished, it seems that it
was designed to be covered with a stone or brick material, which never happened. This isn’t possible
anyhow because the existing riser heights would exceed the 7-3/4” max. The existing columns are set on

top of limestone caps, which would further complicate covering the existing concrete and were
completed out of the typical construction sequence.
The homeowner wishes to simply remove and replace the existing driveway and front porch because
they are structurally failing and blemishes to an otherwise beautiful home.

2. Unique Hardship or Practical Difficulty:
The shape, topography or other conditions of the land is such that it is extremely difficult to comply with
the regulations generally applicable to the property. The homeowner purchased the home on June 26,
2020 and inherited the existing hardscape elements on the property. In 2021, the homeowner signed a
contract with WDL to enhance/update her backyard space. This included an outdoor fireplace at the end
of her existing patio, changing the hardscape material of the existing pathways, and covering the
existing rear concrete porch with natural stone to match the existing patio. When we submitted for
permit, it was denied because of the lot coverage issue. The layout was to remain the same as existing,
but we were not allowed to change the materials since it didn’t comply with the lot coverage ordinance.
We were then given the option to apply for a Variance and in understanding and contemplating the
process ahead, the homeowner inquired about the front hardscape issues regarding the driveway and
front porch. Again, since the maximum lot coverage has already been exceeded, we must apply for a
Variance to replace what is already existing and failing.
If the Variance is not approved for the proposed work, this will create a unique hardship since the
homeowner will be stuck with a failing driveway and front porch that will only continue to deteriorate
over time and likely create more problems, while also decreasing the property value. The homeowner’s
request for a variance to repair existing conditions due to circumstances unique to the property are
reasonable and will not negatively impact the site or the surrounding neighborhood.

3. Character of the Area:
The house was built between 1922-1931. The garage was added around the year 2000. The current
bluestone patio was included on real estate listings dating back to 2009. The lot coverage has been the
same since at least 2009 and has been over the maximum since at least 2000. The proposed
improvements include an additional 14 SF of hardscape. The reclaimed street pavers that are the
proposed material for the driveway will add to the charm and era of the house and blend in with the
community. The natural stone that will cover the concrete front porch will also create a softer and more
visually appealing look as opposed to the mis-matched concrete that exists today. The requested
variance will not be materially detrimental to the public welfare or injurious to the enjoyment, use or
development of property or improvements permitted in the vicinity. The proposed will not materially
impair an adequate supply of light and air to properties and improvements in the vicinity. The proposed
will not increase congestion to public streets or increase the danger of flood or fire. Public utilities and
facilities in the area will not be unduly taxed and the health, safety and welfare of the public will not be
endangered.

4. Minimum Variation:
The variation we are requesting is the minimum variation necessary for the reasonable use of the land.
Our design was as sensitive to the lot coverage as possible, given the circumstances. Because of the 90degree orientation of the garage doors in relationship to the driveway approach, our goal was to create
a more functional and user-friendly turning radius while also increasing the amount of green space
where possible.

·
·
·
·

Existing Lot Size: 11,232 SF
Existing Lot Coverage: 6,037.63 SF or 53.75%
Maximum Lot Coverage for R3 is
40%: 4,489.70 SF
Amount of lot coverage over: 1,547.93
SF

·

Existing Lot Coverage: 6,037.63 SF or 53.75%

·

Proposed Lot Coverage:
6,013.53 SF or 53.54%

4" Channel Drain
w/ Iron grate

Cover existing concrete porch with bluestone.
No change to lot coverage.
Existing bluestone patio

99.98 +

Proposed Knee wall
w/ iron railing

Existing River Birch

99.23+

Eliminate existing
bluestone bump-out.
SUBTRACT 14.25 SF

Eliminate Existing Concrete steps

Raise porch grade to meet with
adjacent levels to create
one porch level

98.73 +

98.64 +

+97.38
+96.81

98.55
+97.96

+ 96.78

+96.80

+ 96.71

+96.77
+ 96.75

99.22+

+ 99.26

Micro Channel Drain

+ 100.00

+ 99.38

+ 99.32
+ 98.68
+ 98.10
+ 97.49

+ 96.87

+96.83

+96.73

+ 99.59

+ 99.55
+ 99.01

+ 98.47
+ 97.93
+ 97.39
+ 96.85

Cover existing concrete w/ natural stone;
Moose Mountain full veneer risers/verticals
w/ Smokey Mountain 14" treads & porch inset.
No change to lot coverage.

Natural stone masonry
fireplace. Keep inside of existing patio.
No change to lot coverage.

98.97
top of cap

+ 96.84

+ 96.77

+ 96.69

Eliminate existing
stone walk.
SUBTRACT 23.85 SF

TW: 97.93
BW: 96.85

Mortared Moose Mountain full
veneer wall w/ 12" Smokey
Mountain coping (on concrete
grade beam)
SUBTRACT 49.11 SF (proposed planting bed)
Mortared Moose Mountain full
veneer wall w/ 12" Smokey
Mountain coping (on concrete
grade beam)
ADD 35.00 SF (proposed retaining wall)
SUBTRACT 61.16 SF (proposed planting bed)
SUBTRACT 8.22 SF (proposed planting bed)

ADD 97.49 SF

Replace existing flagstone path with bluestone.
No change to lot coverage.

4" PVC sleeve

4" PVC sleeve
Proposed Bluestone walk, 3' wide
Proposed Reclaimed Clay Street Paver driveway
w/ double soldier course

Existing Fence Gates
Concrete Sub-Stoop/Step. Veneer Riser &
Stoop Sides W/ Moose Mountain Full
Veneer. Bluestone Landing & Treads
6" PVC drain tile
Existing Clay Paver Walkway
to be removed

