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LAKE FOREST

CIHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Culbertson and members of the Historic Preservation Commission

DATE: November 191, 2025

FROM: Luis Prado, Assistant Planner

SUBJECT: 10 N. Mayflower Road - Significant demolition, replacement addition,
alterations to the remaining portion of the residence and site plan
modifications including the addition of a pool and a concept for a future

garage.

Petitioner Property Location Historic Districts
Charles Schramer 10 N. Mayflower Road East Lake Forest
2860 Duffy Lane Historic District

Riverwoods, IL 60015

Project Representative
Stan Weisbrod, SJW Architects & Associates, Inc.

Summary of the Petition and Previous Commission Consideration

A Cerfificate of Appropriateness is requested approving significant demolition of the
existing residence, a major addition, alterations to the remaining portion of the home,
and modifications to the site plan including the addition of a swimming pool and the
identification of a potential footprint for a future detached garage. The future garage
is not included in this request.

Limited tree and vegetation removal is planned on the site, and a conceptual
landscape enhancement plan is expected to be presented at the meeting for review.
If determined to be appropriate, a detailed landscape plan could be returned to the
City at a later date.

In October of 2025, the Commission heard this petition for a second time, offering
comments and direction to the petitioner, and voting unanimously to confinue the
petition. To assist the petitioner, the Commission agreed to allow the Chairman to
appoint a subcommittee of the Commission to meet with the petitioner to offer further
input and guidance. The petitioner met with the subcommittee over the course of
three meetings. A summary of the points discussed and the responses reflected in the
plans is provided below. The materials in the Commission's packet further detail the
changes made.

» The subcommittee re-enforced that demolishing the entire structure would
provide greater flexibility and alleviate some of the design challenges. The
petitioner was clear on his intent to retain a portion of the house.
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> The subcommittee encouraged exploration of straightening the footprint of the
house, eliminating the angle at the point of transition between the remaining
portion of the existing house and the new construction.
The footprint was straightened creating a more regular building form and
allowing for a more consistent arrangement of windows and a clearer
organization of massing

> The subcommittee suggested exploring ways to improve the hierarchy of
massing across the front elevation.
The front entry was narrowed and steps away from the two-story portion of the
house. A front facing gable was incorporated into the garage providing
increased height at the east end of the house. The garage is stepped back
slightly from the front plane of the house.

> Refine the front elevation for uniformity and simplification with a focus on
cohesive design language, especially regarding the dormers, windows, rooflines
and materials.
The front elevation was simplified. A single shed dormer replaces the four
narrower dormers previously proposed, reducing the visual complexity and
simplifying the roof form. The windows are more uniform across the front
elevation using consistent proportions and similar muntin patterns, and balancing
wall to window relationships. The stair window is pulled away from the corner to
allow the entry element to stand alone.

Description of Property and Surrounding Area

The property at 10 N. Mayflower totals 2.48 acres and is located on the southwest
corner of Mayflower and lllinois Roads. Although the property is comprised of two tax
parcels, the entire property is considered a single zoning lot and has been since the
Henry Wheeler house was constructed on the property in 1956. Common ownership of
the parcels and the size and siting of the home define this property as a single zoning
lot. The utility easement that formerly extended between the two parcels was vacated
by the petitioner and is no longer a limiting factor on the property.

The existing residence is designed in the Colonial Revival style. In the 1990's, a small
single story addition was constructed at the west end of the house. Based on City
records, no other significant modifications were made to the house inside or outside
over the years. Due to its age, over 50 years old, the residence is considered a
Contributing Structure to the Local Historic District. This designation does not prohibit
demolition but is a reason to carefully consider the architectural and historic
importance of the structure if any, and its contribution, or lack thereof, to the Historic
District. Findings in support of the demolition are offered later in this staff report.

The existing residence is sited on the north portion of the property, fronting on lllinois
Road with some visibility from Mayflower Road. The residence is comprised of a two
story element at the west end which transitions at the point of a slight angle, fo a single
story element. An attached garage is located at the far east end of the house. The
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garage is accessed directly from a curb cut on Mayflower Road. There is a second
curb cut at the west end of the property on lllinois Road which accesses a driveway
that curves in front of the house and connects to the driveway from Mayflower Road.

The property is heavily wooded. Many heritage trees are located primarily to the south
of the house. Deciduous vegetation screens the house from the streetscapes
seasonally. Many of the plant materials along the streets are lower quality, non-native
materials. A wire fence with concrete posts extends along the streetscapes. This open
fence is found on several properties throughout this neighborhood and the Commission
has in the past, required this fence to remain. In some cases, new fences have been
permitted behind and setback a few feet from the historic fence fo preserve the
character of the streetscape.

In cases where demolitions are determined to be appropriate within the Historic District,
the Commission is charged with focusing on ensuring that the architectural style,
detailing, massing, roof forms, exterior materials, siting, landscaping, relationship to the
streetscape and surrounding homes, and the overall character of the proposed
replacement structure satisfies the 17 Standards. Staff comments on the 17 Standards
are provided later in this report.

Project Description

Demolition

Substantial demolition of the existing residence is proposed including demolition of the
entire single story portion of the house including removal of the foundation and removal
of the garage. The interior of the home has been gutted and it is likely that all of the
mechanicals will be replaced. Based on the information available to staff more than 50
percent of the house will be demolished so consideration of this petition as a full
demolition request is appropriate whether or not some portion of the structure remains.
As noted above, findings in support of the demolition are offered later in this report.

Replacement Addition

The petitioner describes the intended style of the replacement residence as
“traditionally inspired modern”. The proposed footprint of the replacement residence is
now straight. As noted above, the angle at the point of transition from old fo new was
eliminated. Based on the elevations, the new construction ranges in height from 20'-7"
near the center of the home to 26'-7" at the garage. A large, shed dormer with floor to
ceiling windows and a smaller, é by 6 muntin window replaces the previously proposed
double vertical bays with shed roofs. 4 by 4 muntin windows align under the garage
gable. Similar windows are found on the rear elevation. The window styles, proportions,
and detailing as now proposed are generally consistent around the house despite the
fact that the windows vary in size.

As noted above, the gable end of the garage peaks at 26’7" feet. The garage fagade
steps back slightly from the front plane providing space for a small landscaped
courtyard type element. Two double garage doors face southeast, generally foward
Mayflower Road. Clarification is needed on the material and design of the garage
doors.
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Overall, the balance of windows to solid wall massing is improved on the front
elevation.

Alterations to Remaining Two Story Element

Significant modifications are proposed to the two-story element of the original house.
The height of the two-story mass is proposed to increase. New windows, of a similar
pattern to the east wing, are proposed. Near the point of transition between the
modified and new portion of the house, the front entrance is accessed by a series of
steps and capped by a large friangular element which now bears some reference to
the gable at the east end of the front elevation. Since the October meeting, the
entrance has been reduced in width.

Staff Evaluation

In considering applications for a Certificate of Appropriateness, the Commission is
charged with evaluating demolition requests based on five criteria and charged with
applying the 17 Standards in the Historic Preservation chapter of the City Code to new
construction.

Findings

Demolition

Demolition Criteria 1 -- Whether the property, structure or object is of such
historic, cultural, architectural or archaeological significance that its demolition
would be detrimental to the public interest and contrary to the general welfare
of the people of the city and the state.

Although the residence is identified as a Contributing Structure, this designation
does not prohibit demolition. Instead, it indicates that careful review and
evaluation should take place. If demolition is approved, prior to demolition, the
petitioner is required to document the house with photos which will be
preserved in the City's files and provided to the History Center.

While the residence is identified as a Contributing structure it is nof
architecturally or historically significant.

The Commission, at the prior meeting, indicated general support for demolition
of the residence in its entirety or in part.

Demolition Criteria 2 -- Whether the property, structure or object contributes to
the distinctive historic, cultural, architectural or archeological character of the
District as a whole and should be preserved for the benefit of the people of the
city and the state.

The existing residence has very limited presence on the streetscape. It is low
profile and well screened with vegetation. The structure itself does not
contribute to the historic character of the area, however the lack of its
prominence on the streetscape and the wooded character of the property are
defining characteristics and contribute to the character of the District as a
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whole.

Demolition Criteria 3 -- Whether demolition of the property, structure or object
would be contrary to the purpose and intent of this Chapter and to the
objectives of the historic preservation for the applicable District.

The demolition of the residence would not be contrary to the purpose or intent
of the Preservation Chapter of the Lake Forest Code. The residence is not
architecturally significant or of historic importance.

Demolition Criteria 4 -- Whether the property, structure or object is of such old,
vnusual or uncommon design, texture, and/or material that it could not be
reproduced without great difficulty and/or expense.

The residence was constructed in the mid-1950's. A small addition was added
at the west end of the house in later years. The residence is not of such old,
unusual, or uncommon design, texture, or material that it could not be
reproduced without great difficulty or expense. The residence could be
replicated if desired.

Demolition Criteria 5 -- Except in cases where the owner has no plans for a
period of up to five years to replace an existing Landmark or property, structure
or object in a District, no Certificate of Appropriateness shall be issued until plans
for a replacement structure or object have been reviewed and approved by the
Commission.

Plans for a replacement residence are presented to the Commission for review
and approval. A replacement structure designed in the context of the
surrounding homes with respect to massing, roof forms, and details, constructed
of high quality materials, could enhance the contributions of this property to this
unique and important area within the Historic District.

Replacement Residence

A staff review of the Historic Preservation standards in the City Code is provided
below. As appropriate, findings in response to the standards are offered for the
Commission’s consideration.

Standard 1 - Height

This standard is met. The height of the residence is under the maximum allowable
height of 40’ for the lot size. The hierarchy of massing was modified in response to
discussions with the Commission subcommittee.

Standard 2 - Proportion of Front Facade

This standard is more closely met than in the previous plan. The footprint of the house
was straightened, the height of the garage gable was raised from 22" fo 26'7", and the
width of the front entrance was narrowed.
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While the residence does not follow the standard approach of a central mass stepping
down to lower masses, and is in fact reversed, the proportions across the front elevation
are improved and better balanced.

Standard 3 - Proportion of Openings

This standard is met. The windows were refined to be consistent in style, proportions,
and shape around the home. The rear windows on the rear elevation have been
reduced since the October meeting. In past discussions, the Commission
acknowledged the appropriateness of more fenestration on the rear elevation to take
advantage of views to the rear yard.

Standard 4 Rhythm of Solids to Voids

This standard is met. As noted above, modifications were made to the windows to
create a better balance the relationship of solids to voids particularly on the front
elevation.

Standard 5 — Spdcing on the Sireet

This standard is met. While the footprint and siting of the house on the property
changes slightly with a straightened footprint, the setback of the residence from both
streets remains generally the same.

The increased height of the house and potential for light spillover on to the adjacent
streets and neighboring properties could make the house more prominent along the
streetscape, however the spacing between the house and neighboring homes remains
generally the same.

Standard 6 — Rhythm of Entrance Porches

This standard is generally met. There is a single central enfrance proposed on the front
elevation of the home. The entry element is at the transition point between the west,
higher element, and the east, lower element. Discussions with the subcommiftee
resulted in modifications to the front entry, pulling it to the east, making it narrower, and
pulling the stair window away from the corner. These changes are intended to allow
the entry to read as a prominent element despite the larger two-story mass to the west.

Standard 7 - Relationship of Materials and Texture - The relationship of the materials and
texture of the facade shall be visually compatible with the predominant materials used
in the structures to which it is visually related.

The standard is met. The materials are generally consistent with exterior materials used
in the East Lake Forest Historic District on new homes.

Standard 8 - Roof Shapes.
This standard is met. By straightening the footprint and eliminating dormers, the roof

shapes are now regular throughout and consistent with the selected style of
architecture.

Standard 9 — Walls of continuity - Facades, sites, and structures shall, when it is
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characteristic of the area, form cohesive walls of enclosure along a street, to ensure
visual compadtibility with the properties, structures, sites, public ways, objects and
places to which such elements are visually related.

This standard is generally met. Since the October meeting, the appearance of the
proposed residence is softened substantially. In combination with enhanced vegetation
screening along the streetscapes to include year round screening, the continuity of this
area of the historic district can be maintained.

Standard 10 - Scale.

This standard is met. The lot is large and based on a previous calculation, the proposed
residence will comply with the allowable square footage. As the plan evolves and
further detailed, an updated building scale calculation will be required fo ensure that
the house complies with the allowable square footage. If in the future a detached
garage is proposed, further review for compliance with the Code will be required.

No variance is requested.

Standard 11 - Directional Expression of Front Elevation
This standard is generally met. The elevation is improved through the straightened
footprint and simplified massing.

standard 12 - Preservation of Historic Material - The distinguishing original qualities or
character of a property, shucture, site or object and its environment shall not be
destroyed or adversely affected in a material way. The alteration of any historic
material or distinctive architectural features should be avoided when possible.

This standard is not applicable to this petition. There are no distinguishing original
qualities, materials, or distinctive architectural features of the structure that warrant
preservation,

The character of the property and the surrounding area is for the most part heavily
vegetated sireetscapes with limited visibility of residences. The area has a dark sky
character which should be preserved. A wire and concrete post fence extends along
the streetscape and contributes to the character of the area since the fence is found
on several properties throughout the area. The existing fence should be preserved.

Standard 13 - Preservation of natural resources
This standard can be met. Updated landscape, grading, and tree removal plans have
not been submitted reflecting the straightened footprint.

Based on the earlier plans, an oak and three shagbark hickory trees, all in excellent to
good condition and totaling 45 inches, are proposed to be removed for the pool. The
property is large enough to support a pool and to accommodate a pool, frees need fo
be removed. The pool s sited in an appropriate relationship to the house, and the siting
is intended to minimize the impact on trees. No pool house is proposed. It is possible
that as a result of construction activity, soil compaction, and potential changes in
hydrology on the site, additional frees may be impacted.
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Inch for inch replacement is required for the trees that are designated for removal. If
additional trees are determined to be impacted by the City’s Certified Arborist,
additional replacement inches will be required. A deposit will be required at the tie @
permit is issued to ensure the replanting of required replacement free inches.

standard 14 - Compatibility of New Construction - 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 consistency with the chosen style.

This standard is met. No specific architectural style is being imposed by the City.
Refinements made since the last meeting as detailed above more closely reflect the
selected architectural style of “transitionally inspired modern™.

Standard 15 — Repair to deteriorated features - Deteriorated architectural features shall
be repaired rather than replaced, wherever possible, in accordance with the Secretary
of the Interior's Standards for the Treatment of Historic Properties. 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.

This standard is not applicable to this petition. The existing residence sits quietly near
significant homes; however, the home itself does not feature any distinct architectural
elements or materials that warrant preservation and repair.

Standard 16 - Surface cleaning.
This standard is not applicable to this petition.

standard 17 — Reversibility of additions and alterations - Wherever possible, additions or
alterations to historic properties 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
historic property would not be impaired.

This standard is not applicable to this request. The existing house is not significant
historically or architecturally.

Public Comment

Public notice of this petition was provided in accordance with City requirements and
practices. Notice was mailed by the Community Development Department fo
surrounding property owners and residents and the agenda for this meeting was posted
at various public locations and on the City's website. As of the date of this writing, no
new correspondence was received on this pefition. Any correspondence received
prior to the meeting will be distributed o the Commission.

Recommendation

Grant a Certificate of Appropriateness approving significant demolition of the existing
residence, a major addition, alterations fo the remaining portion of the home, and
modifications to the site plan including the addition of a swimming pool. The

Page 8



Staff Report and Recommendation — 10 N. Mayflower Road
November 19, 2025

recommendation is based on the findings presented in this staff report. Staff
recommends the following conditions of approval.

1. An updated building scale workbook along with fully dimensioned plans shall be
submitted reflecting the changes to the footprint.

2. The conceptual detached garage, shown in the plans, is not considered as a
part of this approval and, if the owner should wish to pursue the construction of
the garage, shall submit plans for consideration at that time.

3. Plans submitted for permit must reflect the project as presented to the
Commission with any further refinements as directed by the Commission. Any
refinements made in response to direction from the Commission or as the result
of final design development, shall be clearly called out on the plan submitted for
permit. Staff is directed to review any changes, in consultation with the
subcommittee or Chairman as appropriate, to determine whether the
modifications are in conformance with the Commission’s direction and approval
prior to the issuance of any permits.

4. Prior to the issuance of a building permit, a detailed, landscape plan shall be
submitted and will be subject to review and approval by the City’s Certified
Arborist. The plan shall also clearly detail existing vegetation intended to remain
and any frees and vegetation planned for removal. The plans shall detail
foundation plantings, plantings in the small courtyard in front of the garage,
replacement tree inches, and enhanced year round plantings along the
streetscape to help mitigate off site light impacts.

If during construction, additional trees on the site are compromised in the
opinion of the City's Certified Arborist, additional replacement inches may be
required.

5. Tree Protection Plan — Prior to the issuance of a building permit, a plan to protect
any trees identified for preservation during construction as well as trees on
neighboring properties must be submitted and will be subject fo review and
approval by the City’s Certified Arborist. In addition, for any trees that, as
determined by the City Arborist, may be impacted by construction activity, a
plan for protection, including pre and post consiruction freatments must be
prepared by an independent Certified Arborist and submitted with the building
permit application. The tree protection plan shall be subject fo review and
approval by the City's Certified Arborist.

6. Details of all proposed exterior lighting on the house and on the property shall be
included with the plans submitted for permit. Cut sheets for all light fixtures shall
be provided and all fixtures, except those illuminated by natural gas at low light
levels, shall direct light down and the source of the light shall be fully shielded
from view. All exterior lights shall be set on automatic timers to go off no later
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than 11 p.m. except for security motion detector lights. All exterior lighting shaill
be sensitive to the impacts on neighbors and on the dark sky character of the

neighborhood.

7. Prior to the issuance of a building permit, a plan for contractor parking and
material and equipment staging shall be submitted to the City for review and will
be subject to City approval in an effort to minimize impacts on the surrounding
streets and neighborhood. Limited on street parking adjacent fo the subject
property, away from the corner, may be permitted at the sole discretion of the
City. On-site contractor parking is encouraged.
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THE CITY OF LAKE FOREST BUILDING REVIEW BOARD -- BUILDING SCALE INFORMATION SHEET

Address 10 N. Mayflower Road
Architect Stan Weisbrod
Date 712312025

Lot Area 105802 sq.ft. (Lots

7&8)

Owner(s) Charles Schramer

Reviewed by:

SUBJECT TO UPDATING

Square Footage of Residence -- New Construction

1st floor 4489 + 2nd floor 2196 + 3rd floor = 6685 sq. ft.
Design Element Allowance = 1026 sq. ft.
Total Actual Design Elements = 99 sq. ft. Excess = 0 sq.ft.
Garage 1229  sfactual; 800 sf allowance Excess = 429 sq. ft.
Garage Width NA ft. may not exceed 24’ in width on lots
18,900 sf or less in size.
Basement Area = 0 sq. ft.
Accessory buildings = 0 sq. ft.
Total Square Footage of Residence = 7114 sq. ft.
(minus Design Elements, plus garage overage)
DIFFERENTIAL (Existing) = -3150 sq. ft.
Under Maximum
Square Footage of House and Proposed Addition:
1st floor + 2nd floor + 3rd floor = 0 sq. ft.
New Garage 2483 sq. ft. Excess = 2483 sq. ft.
New Design Elements 0 sq. ft. Excess = sq. ft.
TOTAL SQUARE FOOTAGE = 9597 sq. ft.
TOTAL SQUARE FOOTAGE ALLOWED = 10264 sq. ft.
DIFFERENTIAL = 667 sq. ft. NET RESULT:
Under Maximum
667 sq.ft is
6.0% under
Allowable Height: 40 ft. Actual Height 30 ft. Max. atlowed
DESIGN ELEMENT EXEMPTIONS
Design Element Allowance: 1026 sq. ft.
Front & Side Porches = 0 sq. ft.
Rear & Side Screen Porches = 0 sq. ft.
Covered Entries = 99 sq. ft.
Portico = 0 sq. ft.
Porte-Cochere = 0 sq. ft.
Breezeway = 0 sq. ft.
Pergolas = 0 sq. ft.
Individual Dormers = 0 sq. ft.
Bay Windows = 0 sq. ft.
Total Actual Design Elements = 99 sq. ft. Excess Design Elements = -927  sq.ft.
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DESCRIPTION OF MATERIALS
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Statement of Intent- 10 Mayflower Lake Forest, IL

Standard No.1: (Height) The height of the proposed renovated structure has been revised to better satisfy the bulk calculations,
refer to the revised elevations. The renovated left-hand side varies from 20’-7” to 22’ above grade. The right-hand side has been
raised 2’ from the original structure. Given the placement of the home and its neighbors, it is extremely difficult to establish a direct
visual link or a visual relationship. However, one can easily see from the photographs that the neighboring homes are two plus
stories. Therefore, the slight increase in height is mitigated by the setback and vegetative screening.

Standard No.2: {Proportion of front facade) The front massing of the facade is evenly organized in such a way that there is a rhythm
of “vertical dormers” across the fagade.

Standard No 3.: (Proportion of openings) There is no consistent architectural style for any immediate correlation of the neighboring
houses. The proposed design establishes a verticality of windows through the vertical dormer element which is similar to the second
story window height of its neighbors.

Standard No.4: (Rhythm of solids to voids in front facade) See above concerning the rhythm of solids & voids. Given the setbacks and
the vegetative screening and the distance light spillover of exterior sconces/lighting will be minimal.

Standard No. 5 {(Rhythm of Spacing and structures on the street) This standard does not apply as there are no structures immediately
adjacent to this structure on the street, and again given the setbacks and vegetative screening limits any visual impact.

Standard No.6: (Rhythm of entrance porches, storefront recesses and other projections) The entrance is highlighted by a meaningful
and importantly scaled proscenium with an oversized wooden door marked by a distinctive handle-see below for additional
description.

Standard No.7: (Relationship of materials and texture) This redesign has removed the existing deteriorated horizontal siding (and
brick veneer) and replaced it with high quality stone and vertical wood which is an upgrade to its existing look. There will be high
quality metal windows, an oversized wood door, and distinctive light fixtures at the front fagade entry. Although not all the
neighboring homes are constructed of stone, the upgrade is more in sympathy with them.

Standard No.8: (Roof shapes) The redesign retains the sloped roofs of the original structure- none of the neighboring homes have
flat roofs- although it is impossible to visually link them at sight. Since the redesign of the house can be categorized as contemporary
traditional, there are no flat roofs, there are only angled, pitched, and gabled roofs.
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Standard No.9: (Walls of continuity) The Owner intends on constructing gated entries to the property (shown on the site plan)
similar in design intent to the surrounding properties. Refer to the site plan and how the fence shall be similar to existing fencing.

Standard No. 10: (Scale of the Structure) The bulk and scale of the redesigned structure has not significantly changed from the
original- nor has its relationship to the open spaces, doors and vestibule entries. In fact, the bulk of the house meets all prescribed
codes and calculations. See the bulk workbook.

Standard No. 11 (Directional expression of Front Elevation) The front entrance opens itself logically to the driveway behind
vegetative screening and behind the street- there has been no change to this driveway format.

Standard No.12 {Preserving Distinguishing Features) There are no distinguishing features in terms of the structure’s architecture.
There has been no alteration of any historic material since none exists.

Standard No. 13 (Protection of resources) The owner has made all reasonable efforts to protect natural resources. Any trees subject
to review that would be taken down due to age, disease etc. will be replaced as per the local ordinance, so that any replacement
trees planted on site will be required to compensate for trees removed. A Bond to assure planting will in all probability be required
and if so provided. There are no archaeological features to preserve.

Standard No. 14 (New construction) Note that the Commission shall not impose a requirement for the use of a single architectural
style or period.

Standard No. 15 (Repair to deteriorated features) There are no architectural features worthy of repair although we are replacing the
roof of the existing two-story structure due to structural deficiencies.

Standard No. 16: {Surface cleaning) As there are no historic materials, there is no surface cleaning required.

Standard No. 17 (Reversibility of Additions and Alterations) Since this is not a historic structure there would be no concern for
reversibility, although the essential layout of the house has not been substantially altered.
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Proposed New Residence — Additions, Significant Alteratfions
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FUTURE GARAGE - PROPOSED FOOTPRINT
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Materials from the Octfober 15t Meeting

Historic Preservation Commission
November 19%, 2025
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Agenda Item 4
870 Woodbine Lane
Demolition and Replacement

Staff Report

Historic Survey Form
Vicinity Map

Air Photos

Materials Submitted by Petitioner
Application
Statement of Intent
Plat of Survey — Topography and Existing Conditions
Demolition
Structural Assessment
Historical and Architectural Study
Replacement Residence
Conceptual Site Plan
Conceptual Front Elevation — Massing Concept
Description of Exterior Materials
Conceptual Floor Plans

Materials shown in italics are included in the Commission packet only. A complete copy of
the packet is available from the Community Development Department.

Historic Preservation Commission
November 19%®, 2025



THE CITY OF

LAKE FOREST

CHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Culbertson and Members of the Historic Preservation Commission
DATE: November 19 2025
FROM: Luis Prado, Assistant Planner

SUBJECT: 870 Woodbine Lane — Preliminary Presentation/Request for Early Input

Property Owner Property Location Historic Districts
Bianca Timbota 831 Rosemary Road Lake Forest Local &
115 Melrose Ave Southwest corner of Woodbine National Historic Districts
Kenilworth Illinois, 60043 Place and Woodbine Lane

Project Representative
Shawn Purnell, Architect
20 Hawley Ct.
Grayslake, 1L 60030

Summary of the Request

"This is a request from the new owner of the 870 Woodbine Lane property for initial input and direction
from the Commission. The petition is proposing demolition of the two historic structures located on the
propetty, a wood frame cottage and a setvice building, which were both outbuildings to an estate. Initial
teaction to the preliminary site plan and design concepts for a replacement residence is also requested. The
property was putchased by the current owner four months ago.

Description of the Propetty and Surrounding Area

This property is located within the City’s East Lake Forest Historic District and includes 2 historic cottage
and eatly garage both identified as Contributing Structures to the Historic District. The cottage dates back
to the 1880 Clayton Mark estate. The main house once stood at what is now 999 Take Road. The cottage
likely served as housing for a cartiage driver or other household staff and may be the oldest remaining home
in the area. Based on available records, the garage was constructed atound 1917 when the property was
owned by Chatles B. Pike, who lived at 955 Lake Road, and was designed by David Adler and Rober Wotk.

The history of this site reflects 2 development pattern common in east Lake Forest from the 1890’s through
the 1940’s, when large estates were supported by separate setvice buildings. These buildings were sometimes
located on the main estate grounds, but they wete also often placed on neatby or adjacent parcels, part of
the larger estate property. This property was one of several setvice-related buildings along Woodbine Lane
and Woodbine Place. Woodbine Lane and Woodbine Place are natrow streets that once served as access
routes for larger estates to the east and west. Many of the remaining histotic buildings in this area are today
adaptively reused as single family residences. The historic structutes, along with the unique street
configuration, continues to define the character of the neighborhood.

The subject propetty, over the last decade, under the previous ownership, has been the subject of several
code enforcement violations due to deferred maintenance of the structures and overall propetty.

Staff Review — Commission Input Requested
Below is genetal staff commentary regarding the proposed demolition of the existing histotic structures and
the early and limited concepts for a replacement residence and garage. Commission input is requested at this

800 FIELD DRIVE * LAKE FOREST, ILLINOIS 60045 « TEL 847.234.2600 » WwWw.CITYOFLAKEFOREST.COM
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early stage to assist the homeowner as further consideration is given to the future of the

property.
Proposed Demolition of Two Estate Outbuildings

Structnril Assessment — Prepared by Petitioner’s Consultant

According to the structural assessment submitted by the petitioner and included in the Commission’s
packet, both the existing wood-frame cottage and the one-story brick garage suffer from long-term deferred
maintenance. Given the dates of construction, the structures, like many in the community, do not comply
with current Building Code standards. The cottage exhibits significant deterioration, including failing porch
supports, cracked and compromised first-floor joists, missing floor decking, water intrusion at porch roofs,
mold in the basement, and evidence of past roof leakage. Although the cottage has been occupied
petiodically by tenants over the past 20 yeats, considerable work is required to make the cottage safe for
occupancy.

According to the structural assessment, the garage shows detetiotation in the brick masonry, most notably
along the north wall and at a key pilaster supporting one of the ptimary roof girders. The girder exhibits
moisture-related decay and is considered structurally deficient potentially creating a risk of failure under
snow loads. The roof decking shows signs of ptior watet infiltration, and the west entry canopy is unstable.

The petitioner’s engineer concludes that both structures are unsafe for habitation or storage in their present
condition. The repott also states that the structures ate not suitable for relocation due to the compromised
condition. The report notes that restoration would requite substantial reconstruction and recommends
emergency stabilization or demolition.

Historic and Architectural Study — Prepared by Petitioner’s Consultant

The historic and architectural study prepared for the petitioner is also included in the Commission’s packet.
The report documents that the cottage retains its basic form, front-gabled massing, and clapboatd exterior,
and noted that later modifications include an enclosed potch and window replacements. The study notes
that the brick outbuilding retains its original massing, wall construction, and vehicular bay proportions. Both
structures are identified as Contributing to the Lake Forest Historic District and reflect the eatly estate-era
development pattern along Woodbine Lane.

While the structural assessment identifies conditions that render the buildings unsafe, the historic study
confirms their contributing status and their role within the broader historic context. Given the significant
deterioration, the buildings may be considered candidates for demolition however, opportunities for repair
and adaptive reuse remain for consideration. Deferred maintenance or neglect have not in the past been
sufficient on their own to justify demolition. To date, the petitioner has not submitted evidence of
explotation of opportunities to reuse, adapt, ot incorpotate one ot both of the structures as part of the
redevelopment of the property.

Commission Direction Requested:
» Should the petitioner be ditected to explore options for adaptive reuse, adaptation, ot incotporation
of one or both of the existing structures into redevelopment plans for the property?

Proposed Replacement Residence

Site Plan

This property is located on a small, uniquely L-shaped corner lot. A small portion of the east side of the
propetty is impacted by the start of a ravine. Since it is a cotnet lot, fronting on both Woodbine Lane and
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Woodbine Place, the required zoning setback along both street frontages is 50’ and a 50 setback applies to
the east side of the property. A 20’ setback is required from the north propetty line. The teplacement
residence as proposed does not conform to the zoning setbacks along the notth or south sides. Prior to any
fina] action by the Commission, requests for zoning variances would need to be considered by the Zoning
Board of Appeals. The Board will require exploration of building footptints that eliminate or reduce the
extent of encroachment into the required zoning setbacks. The curb cut as proposed is setback an adequate
distance from the corner from Woodbine Place.

Commission Direction Requested:
» Provide direction on the siting and proximity of the house to the Woodbine Lane streetscape.
> Should the petitioner be encouraged to putsue one or mote zoning variances from the Zoning
Board of Appeals? If so, to what extent?
» Staff recommends that the petitioner be directed to provide a streetscape study llustrating the
pattern of setback distances for homes in the neighbothood. (This information will be requited for
the Zoning Board of Appeals consideration.

Building Scale — Square Footage

To date, the plans for a replacement residence are not sufficiently developed to allow a calculation of the
square footage. Dimensioned plans and a completed Building Scale Workbook will be required prior to
further review by the Commission.

The allowable square footage for the entire property, with the required adjustment for the small pottion of
the lot impacted by the ravine is 4,499 square feet. An additional 600 square feet is available for a garage
and 449 square feet for design elements.

Because the northeast appendage of the lot will not visually serve to mitigate the appearance of mass of the
house from the streetscape, the Commission could consider calculating the allowable building square
footage without all or a reduced portion of the north appendage.

Commission Direction Requested:
> Should the allowable building square footage include all, a portion, or none of the land area of the
appendage?
» Should the final determination on the allowable square footage and whether to discount any portion
due to the appendage be dependent on the visual appearance of mass once a complete design a
proposed replacement home is presented?

Conceptual Massing - Front Elevation

A conceptual front elevation of the proposed replacement residence is provided to illustrate the proposed
massing. Detailing is not yet included. A one-story garage wing is proposed to the west and a coveted porch
and balcony are proposed to the north. The home appears to be at or near the maximum building height
although confirmation will be needed to reflect the height of the house in relation to the lowest point of
existing, adjacent grade. Further development of all four elevations will be completed prior to any future
request for action from the Commission.

Commission Direction Requested:
» Should the massing and architectural style attempt to reflect any elements of the existing cottage?
» Is the proposed style consistent with the various historic structures in the neighborhood given that
many are adaptively reused outbuildings?

Exterior Materials
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Additional detail regarding exterior materials is needed. At this time, the proposed fagade matetial is white
limewashed brick. White vinyl-clad, double-hung windows with simulated divided lites are ptoposed. Based
on past Commission approvals, wood or aluminum-clad wood windows should be considered. Composite
trim is proposed for the fascia and soffits, and composite shingles for the roof. Additional detail on the
proposed composite products should be submitted. Physical matetial samples should be presented at the
Commission meeting.

Commission Direction Requested:
» Encoutage the petitioner to consider high quality, natural extetior materials due to the location of
the property in the Historic Disttict.

Public Comment

Public notice of this petition was provided in accordance with City requirements and practices. Notice was
mailed by the Community Development Department to surrounding property owners and residents and the
agenda for this meeting was posted at various public locations and on the City’s website. As of the date of
this writing, no correspondence was received regarding this request.

Recommendation

Continue consideration of the petition with ditection to the petitioner to refine the plans in tesponse to the
Commission’s questions and comments and the obsetvations in this staff report. A complete application,
including detailed drawings that align with the Residential Design Guidelines and the Historic Presetvation
standards in the City Code, should be submitted.




THE CITY ©F

!_Cit_y of Lake Forest, Illinois

Historic Resources Survey Form

FOREST
Property Address:
Street: 870 E WOODBINE LN
City: Lake Forest State:  Illinois
County:  Lake

Historic Property Name:

Original Owner:

Other Previous
Owners:

Present Owner:

Current Property Name:

Resource Type:

Date of Construction:
Use, Original:

Use, Present:

Theme:

Secondary Theme:

Style:
Secondary Style:

Architect/Engineer:

Builder/Contractor:
Landscape Architect:

Plan Shape:

Number of Stories:
Structural Framing:
Foundation Material:
Facade Material:

Roof Form:

Clayton Mark gardener's cottage

Clayton Mark
HENTZ, ANN LOUISE

CHICAGO TITLE LAND TRUST CO

Building
1910

Gardener's cottage

Single Family Residence

Domestic

20th Century Architecture

Folk Victorian

Victorian

unknown

unknown

Rectangular
2

Clapboard
Gable

Decorative Features & Surfacing:

1D: 6092

Photo Name: June 1995
Demolished: Date:
Zoning District: R4

Subdivision:
platted 1857

Subdivided from:

Current Property Size (est.): .63 acres

Original Property Size (est.):

Facade Easement?:
Held by:

Conservation Easement?:
Held by:

Roof Material: Asphalt Shingle

Primary Window Type: Double Hung - 2/2

Porches:  Enclosed porches at both sides

Integrity: Average

Condition:

Exposed rafter tails at porches, shutters and comer boards are some of the decorative features of this simply detailed home.

DECORATIVE SURFACING: Vertical board at porch

Page 1 of 3

Part of lot 83 of the Original Plat of Lake Forest;




City of Lake Forest, Illinois | D: 6092
ierorest  Historic Resources Survey Form

CHARTILLO 3361

Local Regjster: Is this Property Eligable for Local Landmark Designation?:
Local Historic District:
Local Ordinance Historic District Local Landmark Designation:

Contributing Significance to Local District:

Contributing Is this Property Identified as a Historic Resource located outside the

Contributing Significant Resources: Local Historic District?:

Clayton Mark Gardener's Cottage - 1910; Charles B. Pike Garage - Adler &
Work, 1917 Other Districts:
Historic Residential and Open Space Preservation District

National Register: . L. . L.
Is this Property Eligible for National Register Listing?:

National Register Historic District:

Lake Forest | Individual National Register Listing :
Contributing Significance to National District:

Other Designations:
Contributing Significant Resources:

History and Significance:

This property is identified as a contributing structure to the Historic District. The development of this property to serve as the support functions to a larger
estate is Tepresentative of an important pattern of development that occurred in east Lake Forest between the 1890s and 1940s, in which service buildings
were constructed within the context of the estate neighborhoods. Although many service buildings were located on the grounds of the main estate, it was not
uncommon for them to be located on separate property which is either adjacent to or noncontiguous with the estate house. These types of service function
outbuildings have become an important part of the estate era fabric of the historic district. This building is one of several estate service buildings located
along Woodbine Lane and Woodbine Place, both narrow streets once served as the service entrance and ally ways for larger estates to the east and west.
These buildings collectively contribute to the character of the historic district and should be preserved.

This house was originally the gardener’s cottage for the Clayton Mark estate at 999 N. Lake Road. The one story detached masonry garage located at the
comner of Woodbine Lane and Woodbine Place is associated with the Charles B. Pike Estate (955 Lake Road) and was designed by David Adler & Robert
Work in 1917.

Clayton Mark was a prominent Chicago industrialist. He was founder and president of the Mark Manufacturing Co., a director and second vice-president of
the Malleable Castings Co., and a director of the Interstate Foundry Co. He also served three terms as the president of the Chicago Board of Education.

The Folk Victorian style, characterized by the presence of Victorian detailing on a simple folk house form, was common throughout the country in the late
19th and early 20th century. The characteristic feature of this style is spindlework at the front porch. The details are usually of Italianate or Queen Anne
influence.

This style owes its popularity to the railroad, which made woodworking machinery and lumber available at local trade centers. The accessibility of
woodworking machinery made the production of Victorian detailing inexpensive. The railroad provide local lumber yards with supplies of pre-cut detailing
from distant mills.

Changes:
A one room addition was added to the west side in 1951.

Property Setting:
Residential neighborhood; This property is located on the northeast corner of Woodbine Lane and Woodbine Place.

Associated Buildings:

Page 2 of 3
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TRy
LAKE FOREST

VRS E TR R bt

, THE CITY OF LAKE FOREST
HISTORIC PRESERVATION COMMISSION APPLICATION FOR A
CERTIFICATE OF APPROPRIATENESS

PROJECT ADDRESS %7 O U\-)Oook\D a N

APPLICATION TYPE
B RESIDENTIAL PROJECTS | COMMERCIAL PROJECTS
New Residence 2/ Demolition Complete | [] New Building [ Landscape/Parking
New Accessory Building “[[] Demolition Partial (0 Addition/Alteration {] Lighting
| [J Addition/Alteration [ ] Height Variance [0 Height Variance [0 signage or Awnings
O Building Scale Variance [] Other [J Other (]

HISTORIC DISTRICT OR LOCAL LANDMARK (leave blank if unknown)

O East Lake Forest District O Green Bay Road District 3 Vine/Oakwood/Green Bay Road District
Local Landmark Property

or District O Other
PROPERTY OWNER INFORMATION ARCHITECT/BUILDER INFORMATION
Bianca_ [mbota Showon Fornedl |, Archatet
Ouwner of Property Name and Title of Person Presenting Project
115 Nalrgse Aye Riredl Arcnitects e,
Ouwmer's Street Address ( ‘may be dy ﬁ'&rent fmm project address) Name of Firm

é?gz?t:’a!td‘%\gﬁoc‘[dj— h IL (O(DH.S SlreezAddre;sH:M&LQAﬂ O+'
113-870-2728 Geans lake [V 60030

Phone Number Far Number - City, State an¥ Zip Code
14 -
. ma’l. YT .Y 272
Email Address Phone Number Far Number
Email Address i ‘ :

Quwh?r's Signaturds” = Representative’s Signature (Architect/ Bliilder)

The staff report is available the Friday before the meeting, after 3:00pm.

Plesse email a copy of the staff report OOwNER [0 REPRESENTATIVE

Please fax a copy of the staff report COOWNER [0 REPRESENTATIVE

I'will pick up a copy of the staff report at

the Community Development De ’ O OwNeErR [ REPRESENTATIVE




SHAWN PURNELL
ARCHITECT, AITA

November 7,2025
Statement of Intent
870 Woodbine Lane
Lake Forest IL

The intent of this project is to request permission to demolish the existing
home and detached garage on the site and to construct a new single-family
residence.

As the existing residence and garage are in poor structural condition and are
not of significant historical value, we are proposing an appropriately scaled
new home situated at a more natural location on the site. The new home
would comply with the bulk requirements for the lot, however given the
unique dimensions of the site, variances to the front and rear yard setbacks
are being requested. The standards of the Historic Preservation Ordinance
and Requirements for Demolition are addressed below:

Standard 1 - Height
The proposed home is 30°-0” from grade to its tallest point. This is below
the allowable and in scale with surrounding neighboorhood two-story homes.

Standard 2 - Proportion of Front Facade

The home is a typically proportioned Georgian style facade with subordinate
wings for the garage and open porch. This is scale with surrounding homes
and streetscapes.

Standard 3 - Propotion of Openings
The proposed fenestration is balanced and scaled appropriately for this
design style.

Standard 4 - Rhythm of Solids to Voids
The rhythm of the facade is balanced and complimentary to the other
surrounding homes.



Standard 5 - Rhythm of Spacing and Structures on Streets

The corner lot is bounded by streets and the ravine with no immediate
neighboring homes. The homes placement on the lot is compatible with
surrounding street rhythm.

Standard 6 - Rhythm of Entrance Porches and Projections.
The centered entrance and subordinate massings are visually compatible
with surrounding homes.

Standard 7 - Relationship of materials
The proposed brick finish is exhibited on several neighboring homes and is
compatible with the surrounding area.

Standard 8 - Roof Shapes
The central hip roof with gable accents is common on surrounding homes
and compatible with the area.

Standard 9 - Walls of Continuity
N/A

Standard 10 - Scale of a Structure
The home is compatible in scale with surrounding homes and complies with
the bulk requirements for this lot.

Standard 11 = Directional Expression of Front Elevation

The home addresses Woodbine lane with its organized facade. The side-load
garage is located an appropriate distance from the corner street and the
garage doors will be screened from view by landscape elements.

Standard 12 - Preserving Distinguishing Features
The siting of the home is intended to preserve the access and view of the
ravine area and retain as many of the site’s trees as possible.

Standard 13 - Protection of Resources
N/A



Standard 14 - New Construction
Similar style homes are common in the Historic District and the design is
compatible with the surrounding area.

Standard 15 -17
N/A

Standards for Approval of Demolition of a Structure

Standard 1
As outlined in the historic assessment document, the house and garage are
not of uniquely significant historical value and are incongruous in character.

Standard 2
While indicative of several historical styles, the buildings do not benefit the
District as a whole.

Standard 3

Given their structural condition and foundation support issues, it is our
opinion that the demolition is not contrary to the intent of historic
preservation.

Standard 4
The Folk Victorian residence and utilitarian masonry garage building are not
unusual or uncommon designs.

Standard 5

The designs for the replacement structure are in development and will be
presented for approval.

Respectfully Submitted,

Shawn Purneil
Architect, ATA

20 HAWLEY COURT GRAYSLAKE ILLINOIS 60073
847 989 2772 OFF
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THE CITY OF LAKE FOREST
HISTORIC PRESERVATION COMMISSION APPLICATION

DESCRIPTION OF EXTERIOR MATERIALS

(The use of natural materials is strongly encouraged)

Facade Material Foundation Material
O Stone Exposed Foundation Material
Brick

[ Wood Clapboard Siding
0 Wood Shingle
O  Cementiious Stucco

O other
Color and/or Type of Materialmwﬁ(/\
Window Treatment
Primary Window Type Finish and Color of Windows
Double Hung 0 Wood (recommended)
O  Casement O  Aluminum Clad
0 Sliding & Vinyl Clad
O other O  Other
Color of Finish_ iy v¥e_
Window Muntins
O Not Provided
[ True Divided Lites
Simulated Divided Lites
g Interior and Exterior muntin bars {recommende)
Interior muntin bars only
L] Exterior muntin bars only
L3 Muntin bars contained between the glass
Trim Material
Door Trim Window Trim
Limestone & Limestone

O Brick 0  Brick

1 wood O  wood

0O other O Other

Fascias, Soffits, Rakeboards

O Wood .
O Other Cothes".%:_n i




THE CITY OF LAKE FOREST
HISTORIC PRESERVATION COMMISSION APPLICATION

DESCRIPTION OF EXTERIOR MATERIALS — CONTINUED

Chimney Material

A Brick

[0 stone
O Stucco
O Other
Roofing
Primary Roof Material Flashing Material
O  Wood Shingles O  Copper
1  Wood Shakes O Other
0  Slate 3  Sheet Metal
O  ClayTie
)2’ Composition Shingles
O  Sheet Metal
O Other
Color of Material
Gutters and Downspouts
,d Copper
O Aluminum
O  Other
Driveway Material
[0 Asphalt
/Z’ Poured Concrete
[0  Brick Pavers
[0  Concrete Pavers
[0  Crushed Stone
O Other

Terraces and Patios

Concrete Pavers
Poured Concrete

)Z’ Bluestone
O Brick Pavers
O
O
[0 Other
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