
PUBLIC NOTICE 
 

In accordance with the statutes of the State of Illinois and the ordinances of the City of Highland Park, a 
Regular Meeting of the Historic Preservation Commission of the City of Highland Park is scheduled to 
be held at the hour of 7:30 p.m., Thursday, March 10, 2011, at Highland Park City Hall, 1707 St. Johns 
Avenue, Highland Park, Illinois, during which meeting there will be a discussion of the following: 
 

City of Highland Park 
Historic Preservation Commission 

Thursday, March 10, 2011 
1707 St. Johns Avenue, City Hall 

7:30 p.m. 
 

REGULAR MEETING AGENDA 
 

 
I. Call to Order 
 
II. Roll Call 

 
III. Approval of Minutes 
 
IV. Scheduled Business 

 
A. Review and Approval of Minutes 

1. Regular meeting of February 10, 2011 
 

B. Certificate of Appropriateness 
1. 1923 Lake Avenue 

 
New Business 
 
V. Other Business 

 
A. Next meeting scheduled for April 14, 2011 

 
VI. Adjournment 

 
 
 
 
 



City of Highland Park 
Historic Preservation Commission 

Minutes of February 10, 2011 
7:30 p.m. 

 
I. Call to Order 

 
Chairwoman Sogin called to order the Regular Meeting of the Historic Preservation Commission at 
7:40 p.m. in the City Hall Pre-Session Room at 1707 St. Johns Avenue, Highland Park, IL.   
 

II. Roll Call 
 

Members Present: Sogin, Bramson, Curran, Rotholz, Temkin  
   
Members Absent:   Fradin  

 
Council Liaison Present:  Rotering 
 
Ex-officio Members Absent:  Axelrod 
 
City Staff Present: Cross, Sloan 
 
 

III. Scheduled Business 
 

A. Approval of Minutes 
 

Chairwoman Sogin asked for approval of the minutes of the January 13, 2011 HPC Meeting.  
Commissioner Temkin made a motion to approve the minutes as submitted.  Commissioner 
Bramson seconded the motion.  The motion was approved by a unanimous vote (5-0) 
 

      B.  Demolition Application – 778 Stone Gate Drive 
 

The Commission discussed the present ownership of the property and who had applied for the 
demolition.  Staff presented the Application for a Wrecking Permit for 778 Stone Gate Drive, 
signed by a Jon Happ acting as an agent for J.P. Morgan Chase Bank, Trustee of the former owner 
of the house.  The Commission requested that staff verify the chain of ownership of the property, 
as well as augment the historical research on the structure by requesting any available building 
records kept in off-site storage. 
 

 Motion to continue the discussion to a future meeting: Commissioner Rotholz 
 Second: Commissioner Temkin 
 

 
IV. New Business 

 
A.  405 Sheridan Update 

 
Planning Manager Sloan updated the Commission about the situation surrounding the approved 
Landscape Plan for 405 Sheridan.  The plan has not been implemented correctly, and the owners 
will be required to seek an amendment to the approved landscape plan if their intent is to maintain 
the non-conforming elements of the plan. 
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V. Other Business 

 
Ex-Officio member Axelrod initiated a discussion about becoming more proactive in preventing 
the deterioration of historic homes.  Staff discussed existing policies regarding nuisance abatement 
and zoning code enforcement, indicating that the City has an active complaint-based enforcement 
system in place.  The Building Code requires that empty houses be fortified against illegal entry 
and remain structurally sound, but does not require a property owner to rehabilitate or restore a 
house to a certain state.  Staff indicated there was no policy in place currently that required a 
property owner to keep utility service active on an abandoned property. The Commission was 
reminded that “Demolition by Neglect” provisions provide protection for structures in Historic 
Districts.  The Commission discussed establishing a maintenance requirement on houses with an 
“S – Significant” designation similar to those for landmarked houses or houses in historical 
districts.  The establishment of additional historic districts was discussed.  Closing statements 
revolved around the Historic Preservation Community and using the local and area network to 
identify historic houses that appear to be suffering neglect and bringing those properties up for 
discussion. 

 
VI. Adjournment 

 
Commissioner Temkin made a motion to adjourn the meeting.  The motion was seconded by 
Commissioner Bramson.  The motion carried unanimously (5-0) 
 
The meeting adjourned at 8:55 pm. 
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1923 Lake Avenue 
The Mary Adams House 

 
Summary of Application for a Certificate of Appropriateness  

 
 
 
TO:  The Historic Preservation Commission 
DATE:  March 10, 2011 
FROM:  Andy Cross, Planner II 
SUBJECT: 1923 Lake Avenue 
 

 
 
PETITIONERS / OWNERS: 
William B. Levy 
Patrick A. Schwarz 
5226 Hoffman Street 
Skokie, IL  60077 

PROPERTY LOCATION: 
1923 Lake Avenue 

STRUCTURE 
Mary Adams House 
Architect: Frank Lloyd Wright 
Designed: 1905 
Built: 1906 

   
HISTORIC STATUS: 
National Register of Historic Places: 1982 
Local Landmark: 2011 
 

PROJECT ARCHITECT: 
Eifler & Associates, Inc 
223 W. Jackson Blvd, Ste.1000 
Chicago, IL  60606 

 
SUMMARY OF THE PETITION 
 
The petitioners are requesting a Certificate of Appropriateness for proposed restoration work and 
additions to the Mary Adams House at 1923 Lake Avenue.  The house was originally designed by 
Frank Lloyd Wright and built in 1906 for Mary Adams, a widow in her 70’s who commissioned 
the house. 
 
The structure was added to the National Register of Historic Places in 1982, but, despite being an 
architectural and historical asset in Highland Park for over 100 years, was not a local landmark 
until this year.  A nomination was submitted in 1986, but the process was never finalized.  The 
Historical Preservation Commission approved a Resolution recommending a landmark 
designation in January, 2011, and the City Council approved the final Ordinance on February 
14th, 2011.   
 
As a landmark, any modifications to the house require a Certificate of Appropriateness review by 
the Historic Preservation Commission.  The petitioners have submitted a detailed application 
describing the work, which includes restoration, rehabilitation, and an addition.  The restoration 
will add elements from Frank Lloyd Wright’s original design that were never incorporated in the 
house, as well as restore alterations to the exterior that deviate from the original design.  The 
addition will expand and modernize the original kitchen.  Per the original commission, Wright 
designed the kitchen to accommodate a single servant preparing food for meal times.  The current 
owners seek to modernize it by adding a cantilevered expansion off the east wall of the house and 
installing new cabinetry and equipment. 
 
This memo will first discuss the elements of restoration and rehabilitation in the plan, then review 
the proposed additions to the house. 
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Proposed Restoration and Rehabilitation for 1923 Lake Avenue 
 
Frank Lloyd Wright’s original drawings for the Mary Adams House include several elements that 
were either never included on the finished house, or were changed over the last 100 years.  As 
part of the restoration, the applicants are proposing to restore the following elements to the way 
Wright originally designed them: 
 

1) Flower Box near the front entry 
a. The first-story plan of Wright’s original drawing for 1923 Lake Avenue 

shows a long flower box projecting off the west wall by the main entrance to 
the house.  It extends out 12 feet, the same depth as the Reception Room 
located twelve feet to the south.  The planter is five feet high, which reflects 
the height of the brown band on the existing window sills on the Reception 
Room and around the house, and two feet wide. 

 
2) Steps on the north porch 

a. The original drawings show a solid wall on the north end of the porch on the 
north side of the house.  At some point steps were installed to allow for an 
additional entry into the house from the north.  The petitioners are proposing 
to remove the steps and restore the wall to the way it is depicted in the 
original 1905 drawings.   

 
3) Restoration of the existing original windows 
 
4) Rehabilitation of the exterior stucco, the exterior trim, and the original 

foundation. 
a. The application contains photographs illustrating the need for restoration 

work on these elements.  The foundation will be waterproofed, and the trim 
and stucco will be restored to how it looked in the past. 

 
 
Proposed Alterations and Additions for 1923 Lake Avenue 
 

1) Kitchen Addition 
a. The petitioners are proposing to add a cantilevered addition to the existing 

kitchen off the east side of the house.  The existing kitchen was designed for use 
by one or two servants. The owners would like to expand the kitchen to 
modernize it and make it more family-oriented.  The addition will extend about 
2’6” past the east wall of the house and allow for more walking room and a larger 
island in the kitchen.  Its placement and exterior design will mirror the Reception 
Room on the opposite side of the house.  Planters are shown on the exterior of 
the kitchen to match other existing and proposed planters around the exterior of 
the house. 

 
2) Windows on the North Porch 

a. The existing windows on the north porch on the Mary Adams House are single-
pane storm windows that do not allow the porch to be used comfortably in the 
winter months.  The applicants are proposing to replace the old windows (which 
are not original to the house) with new operable windows.  The intent is to allow 
the porch to be enjoyed year-round instead of just in warm-weather months.  A 
door will be installed on the north wall, creating a small open porch where the 
steps were previously located. 
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3) Modification to South Porch 

a. Wright’s original drawings of the south porch showed walls on the south and east 
sides, creating an enclosed area off the dining room that was open to the sky.  If 
the walls were ever constructed, they have since been removed and the porch is 
now completely open and exposed to the south and east.  The petitioners are 
proposing to restore the enclosed look to the porch by adding a wall and planter 
on the south side.  The new plan also widens the stairs coming down from the 
porch and redirects them to the east towards the lawn and the proposed new 
terrace instead of south towards the garage. 

 
4)  Replacement of Roof, Gutters, and Downspouts 

a. The applicants are proposing to replace the asphalt shingle roof on the house.  
The Mary Adams House originally had a cedar shingle roof, but the wood was 
replaced with asphalt shingles at some point in the past  As the plans indicate, the 
petitioners are proposing to install recycled aluminum shingles as a more 
ecological alternative to new cedar and more attractive than asphalt shingles.  In 
addition, the petitioners will replace the gutters and downspouts on the Mary 
Adams House.  Several photographs show the age and deterioration of the 
existing gutters. 

 
5) Addition of a Private Walled Terrace on the East Lawn 

a. The proposed Site Plan shows the addition of a terrace on the east lawn.  The 
terrace is screened on two sides by a fence running 34 feet eastward from the 
house and 40 along the property line, is 5’6” tall.  The Zoning Code contains 
standards for fences, including a limit of six feet in height and a maximum width 
of 12” x 12” for posts.  The proposed wall will need to conform to these and all 
other applicable standards in the Zoning Code.  The terrace wall will be made of 
materials to match the house:  cedar trim, a concrete base, and stucco surfaces. 

 
 
 
 
EVALUATION OF CRITERIA IN THE HISTORIC PRESERVATION ORDINANCE 
 
Section 24.030(D) of the City Code lists the Standards for Review for Certificates of 
Appropriateness for additions to historic structures: 
 
(1) Height.  The height of a Landmark, Regulated Structure, or a Contributing Regulated 
Structure shall be visually compatible with properties, structures, sites, public ways, objects, and 
places to which it is visibly related.  

The height of the Mary Adams House will not be changed as part of the proposed work.  It will 
remain compatible with nearby houses. 

 (2) Proportion of front facade.  The relationship of the width to the height of the front elevation 
of a Landmark, Regulated Structure, or a Contributing Regulated Structure shall be visually 
compatible with properties, structures, sites, public ways, objects, and places to which it is 
visually related.  
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The restoration work on the house will not change the proportion of the front façade, and the 
kitchen expansion on the east side will not be visible from the front. 

(3) Proportion of openings.  The relationship of the width to height of windows and doors of a 
Landmark, Regulated Structure, or a Contributing Regulated Structure shall be visually 
compatible with properties, structures, sites, public ways, objects, and places to which the 
building is visually related.  

The design and proportions of the windows on the house are consistent with Frank Lloyd 
Wright’s original design and are compatible with adjacent properties and structures. 

 (4) Rhythm of solids to voids in front facades.  The relationship of solids to voids in the front 
facade of a Landmark, Regulated Structure, or a Contributing Regulated Structure shall be 
visually compatible with properties, structures, sites, public ways, objects, and places to which it 
is visually related.  

The restoration work will not change the relationship of solids to voids on the front façade.  The 
original design incorporated a 12-foot long planter by the main entrance that was never built.  
The petitioners are proposing to install the planter, which will bring the front façade closer to the 
original design. 

 (5) Rhythm of spacing and structures on streets.  The relationship of a Landmark, Regulated 
Structure, or a Contributing Regulated Structure or object to the open space between it and 
adjoining structures or objects shall be visually compatible with the properties, structures, sites, 
public ways, objects, and places to which it is visually related.  

The relationship between 1923 Lake Avenue and the property to the south will not be changed by 
the proposed work on the house.  The walled terrace proposed on the east lawn will decrease the 
open space between the subject property and the adjacent house at 114 Laurel Avenue, but the 
proposed screening fence will conform with all applicable standards in the Zoning Code. 

(6) Rhythm of entrance porches, storefront recesses and other projections.  The relationship 
of entrances and other projections of the proposed new Structure to sidewalks shall be visually 
compatible with the properties, structures, sites, public ways, objects, and places to which it is 
visually related.  

The proposed work does not entail any new projections from the house that may be incompatible 
with surrounding properties. 

(7) Relationship of materials and texture.  The relationship of the materials and texture of the 
façade of a Landmark, Regulated Structure, or a Contributing Regulated Structure shall be 
visually compatible with the predominant materials used in the structures to which it is visually 
related.  

All proposed materials on the façade, planters, and terrace will match the existing trim and 
stucco.  The applicants are proposing an aluminum shingle roof, illustrated on Page 13 of the 
application.   

(8) Roof shapes.  The roof shape of a Landmark, Regulated Structure, or a Contributing 
Regulated Structure shall be visually compatible with the structures to which it is visually related.  

The shape of the roof on the Mary Adams House will not be changing as part of this Certificate of 
Appropriateness application. 
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 (9) Walls of continuity.  Facades and Property and site structures, such as masonry walls, 
fences, and landscape masses, shall, when it is a characteristic of the area, form cohesive walls of 
enclosure along a street, to ensure visual compatibility with the properties, structures, sites, public 
ways, objects, and places to which such elements are visually related.  

The proposed fence around the terrace meets this standard.  It will the same color and materials 
as the main house and will produce a wall of continuity with the adjacent property. 

(10) Scale of a structure.  The size and mass of a Landmark, Regulated Structure, or a 
Contributing Regulated Structure in relation to open spaces, windows, door openings, porches, 
adjacent structures, and balconies shall be visually compatible with the properties, structures, 
sites, public ways, objects, and places to which they are visually related.  

The scale of the Mary Adams House will remain in keeping with the surrounding properties with 
proposed restoration and kitchen expansion 

(11) Directional expression of front elevation.  A Landmark, Regulated Structure, or a 
Contributing Regulated Structure shall be visually compatible with the properties, structures, 
sites, public ways, objects, and places to which it is visually related in its directional character, 
whether this be vertical character, horizontal character, or nondirectional character.  

The home will retain its directional character if the restoration and addition is allowed. 

(12) Destruction or alteration of the historic features.  The distinguishing historic qualities or 
character of a Landmark Regulated Structure or Contributing Regulated Structure and its 
environment shall not be destroyed.  The Alteration of any historic or material or distinctive 
architectural features should be avoided when possible.  

No distinguishing characteristics of the Frank Lloyd Wright house will be destroyed as part of 
this restoration project.   

 (13) Archaeological and natural resources.  Every reasonable effort shall be made to protect 
and preserve archaeological and natural resources affected by, or adjacent to any project.  

The applicants have indicated that reasonable efforts will be made to protect and preserve the 
natural resources on this site.  

(14) Architectural Compatibility.  In considering new construction, the Commission shall not 
impose a requirement for the use of a single architectural style or period, though it may impose a 
requirement for compatibility.  

The new construction proposed for the expansion is architecturally compatible with the existing 
house, reflecting the scale, color, materials, and design of the original house. 

(15) Use compatibility.  Every reasonable effort shall be made to provide a compatible use for a 
Regulated Structure or Contributing Regulated Structure that requires minimal alteration of the 
Regulated Structure or a Contributing Regulated Structure and its environment, or to use a 
Regulated Structure or Contributing Regulated Structure for its originally intended purpose.  

Not applicable—no change in use is proposed. 

(16) Maintenance of Time Period Appearance.  All Regulated Structures or Contributing 
Regulated Structures shall be recognized as products of their own time and so alterations that 
have no historical basis and which seek to create an earlier appearance than is properly 
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attributable to the particular Regulated Structure or Contributing Regulated Structure that is being 
altered shall be discouraged.  However, contemporary design for Alterations and additions to 
Regulated Structures or Contributing Regulated Structures shall not be discouraged when such 
Alterations and additions do not destroy significant historical, architectural, visual, aesthetic, 
archaeological or cultural material, and such design is compatible with the size, scale, color, 
material, and character of the Regulated Structure or Contributing Regulated Structure, 
neighborhood or environment.  

The proposed modifications maintain the appearance of the time period in which the home was 
originally constructed. 

(17) Significance of changes made in the course of time.  Changes that may have taken place in 
the course of time are evidence of the history and development of Regulated Structure or 
Contributing Regulated Structure and their environments.  These changes may have acquired 
significance in their own right, and this significance shall be recognized and respected.  

No changes made over time have become significant in their own right.  The proposed plans undo 
some modifications made over time to bring the house more in line with the original drawings, 
and also add original elements from the 1905 architectural drawings that were never built. 

(18) Sensitivity to distinct features.  Distinctive stylistic features or examples of skilled 
craftsmanship or artistry, which characterize a Regulated Structure or Contributing Regulated 
Structure, shall be treated with sensitivity.  

The Certificate of Appropriateness application is very sensitive to the distinct Prairie Style 
features of the house. 

(19) Repair to deteriorated features.  Deteriorated architectural features shall be repaired 
rather than replaced, wherever possible.  In the event replacement is necessary, the new material 
need not be identical to but should match the material being replaced in composition, design, 
color, texture, and other visual qualities.  Repair or replacement of missing architectural features 
should be based on accurate duplications of features, substantiated by historic, physical, or 
pictorial evidence rather than on conjectural designs or the availability of different architectural 
elements from other buildings or structures;  

The petitioners are proposing a significant amount of repair and restoration of deteriorated 
features on the Mary Adams House, including the gutters, downspouts, stucco exterior, and 
original windows.  Where replacement is necessary, the plans indicate that new materials will be 
sensitive to the existing characteristics of the house. 

(20) Surface cleaning.  The surface cleaning of the Regulated Structure or Contributing 
Regulated Structure shall be undertaken with the gentlest means possible.  Sandblasting and other 
cleaning methods that will damage the historically, visually, aesthetically, culturally or 
archaeologically significant materials used in such Landmark, Regulated Structure, or a 
Contributing Regulated Structure shall not be undertaken;  

The petitioners have indicated that all surface cleaning will be undertaken with the gentlest 
means possible. 

(21) Wherever possible, additions or Alterations to a Regulated Structure or Contributing 
Regulated Structure shall be done in such manner that if such additions or Alterations were 
to be removed in the future, the essential form and integrity of the Landmark, Regulated 
Structure, or Contributing Regulated Structure would not be impaired. 
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As indicated in the application, “All additions and alterations will be done in such a manner that 
were they to be removed in the future, the essential form and integrity of the home will not be 
impaired. 

 
RECOMMENDATION 
 
Based on the findings presented above, staff recommends that the Historic Preservation 
Commission approve the application for a Certificate of Appropriateness, or recommend changes 
to the plans to further meet the criteria listed above.  
 
ATTACHMENTS 

 
 Application for Historic Preservation Review 
 Plan Set for Mary Adams House 

o Existing Structure 
o Original 1905 Frank Lloyd Wright drawings 
o Proposed Site Plan & House Design 
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