


 

 

 

  
STAFF REPORT AND RECOMMENDATION 

TO:            Chairman Grieve and members of the Historic Preservation Commission 
DATE:  July 12, 2021  
FROM: Catherine Czerniak, Director of Community Development  
  Jen Baehr, Assistant Planner  
SUBJECT:      McKinley Road Redevelopment Phase Three – Demolition and New 

Condominium Building  

 
PROPERTY OWNERS 
City of Lake Forest  
220 Deerpath 
Lake Forest, IL 60045 
 

PROPERTY LOCATION 
South of E. Westminster, east of  

McKinley Road  

HISTORIC DISTRICTS 
East Lake Forest Local and 
National Historic Districts 

CONTRACT PURCHASER 
361 Westminster LLC (Todd Altounian 50%, and Peter Witmer 50%) 
1000 N. Western Avenue  
Lake Forest, IL 60645 
 
PROJECT REPRESENTATIVE 
Peter Witmer, architect 
 
ACTIVITY TO DATE ON THIS PETITION 
January and February 2020  
The Commission considered this petition in January and February, 2020.  A three story 
condominium building was presented at those meetings.  At the January meeting, the Commission 
voted to continue the petition and directed the developers to provide further information and 
consider modifications in response to comments offered by the Commission. In summary, at the 
January, 2020 meeting, the Commission offered the following comments and direction on various 
aspects of the design of the building. 
 

 Conduct further study of the overall massing and height of the building. 

 Simplify and refine the various architectural elements to align with the selected architectural 
style. 

 Refine the design to reflect the selected architectural style consistently on all sides of the 
building. 

 Conduct further study of the windows and dormers on the west elevation. 

 Conduct further study of the mansard roof detailing to soften the appearance of the 
building. 

 Conduct further study of the architectural detailing in an effort to relate the building more 
closely to the two earlier buildings. 

 Provide more specific information on the height of the building and distances from the 
surrounding homes. 
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As a follow up to the January, 2020 meeting, the petitioners presented revised plans to the 
Commission in February, 2020.  The plans reflected the following changes in response to the 
Commission’s discussion and direction at the meeting the month before.   
  

 Overall, the west elevation was simplified and refined to more closely relate to the previously 
approved buildings in the first two phases of the development. 

 The center mass and roof form of the building were modified. 

 The window openings and proportions were refined. 

 The stacked bay windows were removed. 

 The arched dormers were removed and replaced with shed dormers.  

 The east elevation was further articulated to relate more closely to the other elevations of the 
building and to provide relief and human scale.  

 
At the February meeting, after a presentation, public comment and Commission deliberation, the 
Commission voted to deny the petition siting concerns about the height of the building, the overall 
size of the building, and inconsistencies in the design with the chosen architectural style.  The 
Chairman observed that some of the concerns raised by the Commission appeared to be outside of 
the purview of the Commission.  As a follow up to the denial of the petition by the Commission, the 
petitioners filed an appeal of the decision with the City Council but decided that rather than pursue 
an appeal, they would re-think the project. 
 
After the February, 2020 meeting, the petitioners explored whether the project could be feasible 
with a two story building.  Importantly, earlier approvals of the overall multi-building development 
require that underground parking be provided necessitating a minimum number of units to make the 
project feasible.  Ultimately, the petitioners, for several reasons, including the opportunity to widen a 
portion of the building to accommodate the same number of units in a two story form as in the 
previously proposed three story building, and the opportunity to address longstanding drainage 
issues, decided to pursue the purchase of the neighboring property at 373 E. Westminster.  After 
acquiring the property, the site plan was revised to reflect the modified footprint of the now 
proposed two story building and the design of the building reverted back to the original design and 
is now consistent with the previously approved design of the two buildings in the earlier phases of 
the development.  The two existing buildings provide a real life mock-up of the architectural details 
and exterior materials.   
 
June 3, 2021   
At the June 2021 meeting, the petitioners presented plans for a two story condominium building to 
the Commission.  In April, 2021, the City Council approved the consolidation of the western 38 feet 
of the 373 E. Westminster property into the development site.  After a presentation from the 
petitioner, questions from the Commission, public testimony and Commission deliberations, the 
Commission voted 7 to 0 to continue consideration of the petition.  At the direction of the 
Chairman, the Commission agreed that a continuance was only appropriate if refinement, rather 
than a complete redesign, could potentially address the questions, comments and concerns raised by 
the Commission.   
 
The motion to continue the petition at the June, 2021 meeting included the following direction to 
the petitioner and staff.   
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 Conduct further study and refine the plans with particular attention and response to the 
following Standards.   

o Standard 1: Height 
o Standard 2: Proportion of Front Façade 
o Standard 5: Spacing on the Street 
o Standard 8: Roof Shapes 
o Standard 9: Walls of Continuity. 
o Standard 10: Scale. 
o Standard 11: Directional Expression of Front Elevation 
o Standard 14: Compatibility 

 Refine the scale and design of the north elevation to appear more as a front façade.   

 Submit a request for re-approval of the demolition of the 373 E. Westminster residence as 
part of the petition.   

 Provide a conceptual plan for a new residence on the remaining portion of the 373 E. 
Westminster property. 

 
In addition to the conditions specifically addressed in the Commission’s motion, staff also identified 
the following additional questions and comments which were offered as part of the Commission’s 
deliberations. 
 

 Provide detail on the location and size of the active use areas on the roof. 

 Provide detail on the height of the roof, the parapet wall, elevator over run and the stair 
enclosure, also referred to as a penthouse.  (To clarify, there is not living space in the 
penthouse, only access to the stairway.)   

 Consult the City Attorney on the process for re-approving the demolition of the residence 
on the 373 E. Westminster property and the timing for consideration of the second 
replacement structure, a new residence on the remaining portion of the 373 E. Westminster 
property.  (A memorandum from the City Attorney is included in the Commission’s packet.  
Although attorney communications are often confidential, because questions about the 
demolition and timing for review of a new residence were raised by members of the public, 
the opinion is included as part of the packet.)  

  
PRESENT REQUEST 
Demolition – Residence at 373 Westminster 
As directed by the Commission, a request for re-approval of the demolition of the residence at 373 
E. Westminster is now included in this petition.     
 
In June 2016, the Commission voted 6 to 0 to grant a Certificate of Appropriateness to the then 
owners of the 373 Westminster property approving the demolition of the existing residence based 
on a determination that the criteria for demolition were satisfied.  The minutes from that meeting 
reflect that there were no questions or discussion on the part of the Commission about the 
demolition, only comments indicating support for the demolition.  There was no public comment 
on the demolition request.  The Commission approved the demolition request by a vote of 6 to 0.  
At that time, the Commission also approved a replacement residence.  The prior owners never 
proceeded with the approved project.  The prior approvals have lapsed and the property is now 
under new ownership.   
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The new owners are requesting re-approval of the demolition of the residence in conjunction with 
approval of the third and final condominium building of the McKinley Multi-Family Residential 
Development.  As approved by the Council, the development site for the third phase of the 
McKinley development incorporates the western 38 feet of the 373 E. Westminster property.  The 
residence is proposed to be replaced with two structures, in the short term, the currently proposed 
condominium building and in the future, a new single family residence.  The new residence is not 
currently proposed or presented for Commission action.   
 
Included in the Commission’s packet, from the previous publicly available packet, is an Historic 
Resource Evaluation completed by Benjamin Historic Certifications, LLC and a structural review 
comment letter prepared by Harry E. Marshall, Ltd., structural engineers.  The facts surrounding the 
residence itself have not changed since the reports were prepared.  What has changed is the fact that 
a portion of the site has been approved for incorporation into the McKinley Road development site.    
 
The following findings are presented in support of the re-issuance of a Certificate of 
Appropriateness approving the demolition of the residence at 373 E. Westminster.     
 
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. 

The residence, although historic, is not architecturally significant and is not a Contributing structure 
to the Historic District.  Its demolition would not be detrimental to the character of the Historic 
District.  As noted by the petitioner’s representative during the June 2016 meeting, “The existing 
residence was constructed in 1963 and lacks the architectural quality of neighboring homes. The 
house has structural issues due to water damage and seepage and the home has no architectural 
pedigree that would support preservation. The home is typical of spec houses from the 1960s with a 
front loaded garage and misaligned windows.” 

 
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 residence is identified as a non-contributing structure to the Historic District and is not a 
unique or well-designed example of the Colonial Revival style.  

 
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. 
 
Demolition of the residence will not be contrary to the purpose and intent of the Preservation 
Chapter of the Lake Forest Code based on the findings cited above. 
 
Demolition Criteria 4 -- Whether the property, structure or object is of such old, unusual or 
uncommon design, texture, and/or material that it could not be reproduced without great 
difficulty and/or expense. 

 
The structure is not of such old, unusual, or uncommon design, texture, or material that it could not 
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be reproduced without great difficulty or expense. The residence was constructed in 1962 and is not 
unique architecturally. 

 
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. 

 
Concurrent with this request for approval of demolition plans for a new condominium building 
which will be partially on this property are presented for the Commission’s consideration.   
 
No additional replacement structures are currently presented for the Commission’s approval of 
planned in the near term.   
 
As noted above, at the request of the Commission, City staff consulted the City Attorney on the 
question of whether the Commission can properly act on the petition without approving all future 
potential structures that might be constructed on the 373 E. Westminster property; in addition to 
the condominium building, a single family house and garage.  The City Attorney concluded that the 
Commission has the ability to act on the petition as now presented, comprised of requests for 
Certificates of Appropriateness for the demolition of the existing single family residence and the 
condominium building as the replacement structure.  However, any new residence proposed on the 
property in the future will require a Certificate of Appropriateness from the Commission prior to 
the issuance of any building permits.     
 
Condominium Building – Design Review  
This is a request for a Certificate of Appropriateness for a new, two story condominium building 
and the associated conceptual landscape and hardscape plans. This property is located in one of the 
City’s Local Historic Districts and therefore, requires design review by the Historic Preservation 
Commission. Adjacent properties to the north, east and south are also in the Historic District.  The 
adjacent parcels to the west, including the two earlier buildings in this development, are not within 
the Historic District and as a result, the design aspects of those buildings were reviewed by the 
Building Review Board and based on a positive recommendation from that Board, approved by the 
City Council. 
 
The building in this petition constitutes the third and final phase of the McKinley Road 
Redevelopment.  The project achieves a long time City Council goal by providing additional living 
options near the Central Business District, within walking distance to the train station, the Library, 
restaurants and retail stores.  The response from the residents living in the first two buildings has 
been very positive, the development has created a unique neighborhood which offers a living 
environment not found elsewhere in Lake Forest.      
 
In response to the Commission’s questions, comments, discussion and direction at the June 2021 
meeting, and specifically in response to the conditions included in the motion, revisions were made 
to the plans.  Elevations from the June meeting are included in the Commission’s packet as well as 
annotated elevations illustrating the changes that were made and clean copies of the elevations as 
now presented to the Commission for action.   
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In particular, the revisions establish the north elevation as a second front to the building by adding 
an entrance as specifically suggested by the Commission.  Overall, the details and materials of the 
building were modified to step the building down not only in height but also in detail and 
prominence to allow it to fit more quietly into the Historic District and to transition more 
unobtrusively into the residential neighborhood.  The third building as now presented as “a cousin” 
of the two earlier buildings, related, but distinguished recognizing that this building does not have 
frontage on McKinley Road and recognizing its adjacency to single family residential homes.   
 

 North Elevation Revisions 
o The screen porch was eliminated. 
o A front entry was added detailed with wood surrounds, a metal railing and a stone 

step in direct response to direction to identify the north elevation as a front of the 
building.  

o Some of the limestone detail was removed to soften the character of the building. 
o The landscaping was adjusted to highlight the new entry.   
o A crushed stone walkway to the front entry from the west was added. 
o Brick detailing was added. 

 

 West Elevation Revisions 
o The screen porch at the south end was eliminated and replaced with a smaller entry 

porch. 
o French doors were eliminated and replaced with double hung windows with the 

exception of doors needed for stair egress. 
o The center bay was recessed to break the building visually into two parts. 
o A front entry element was added at the recessed center bay.  
o Windows in the roof top stair enclosures were eliminated. 
o Trees were added on either side of the new entry element. 

 

 East Elevation Revisions 
o A total of 18 windows were eliminated along the elevation to minimize light impacts. 
o Windows in the roof top stair enclosures were eliminated. 
o The stone cornice was eliminated to soften the elevation. 
 

 South Elevation Revisions 
o As noted above, the screen porch on the west was replaced with a  porch. 
 

 Overall – Material Changes 
o The brick detailing at the window spandrels was refined. 
o The stone heads above the doors and windows were eliminated and replaced with 

brick soldier courses. 
o The stone cornice on the east elevation was replaced with a brick cornice. 

 
Site Plan  
The proposed condominium building is located at the east end of the new road that enters the 
development from McKinley Road and provides a visual terminus to the road. The fronts of the 
building face north and west.  The building is set back from Westminster to minimize the 
appearance of mass along the streetscape as the area transitions into single family residential 
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properties. The setback provides ample space for a landscaped front yard consistent with the pattern 
of development along Westminster as it continues to the east.  Access to underground parking is 
from the west, from the existing alley, setback from Westminster and screen with vegetation.  A 
green space accessible to the public is located to the south of the building, with a sidewalk 
connection to the Library.    
 
Findings on 17 Standards 
A staff review of the applicable standards in the City Code is provided below. Findings in response 
to the standards are offered for the Commission’s consideration. 
 
Standard 1 – Height. 
This standard is met.  A height variance was granted for the first and second buildings in the 
development, the three story buildings which are 40 feet at the parapet.  The two story building  
fully complies with the allowable height of 35 feet.  No variance is requested.     
 

 The height of the roof deck is 24’-6”. 

 The height at the top of the parapet, above the roof deck, is 28 feet.  The parapet 
wall fully screens the residential scale air conditioner units and the elevator override.   

 The top of the stair enclosure or penthouse is 33’-6”.  The stair enclosures are 
located away in the center of the building, away from the edge of the building.   

   
The two story building provides a transition from the taller condominium buildings to the west to 
the single family homes to the east.   
 
The petitioner provided graphics that reflect the height of the proposed building in relation to the 
surrounding homes and buildings.    
 
Standard 2 – Proportion of Front Façade. 
This standard is met. The proportions of the front façades, particularly the north façade, reflect a 
residential scale.  The width of the façade along Westminster is not dissimilar to some of the single 
family homes along the street and is now articulated with a front entry that includes a portico 
element. On the west elevation, the center bay is recessed to break up the building visually into two 
parts, allowing the north and south ends to read as different volumes.  
 
Standard 3 – Proportion of Openings. 
This standard is met.  There is a regular pattern of openings French doors and double hung windows 
around the building.  The openings follow a regular pattern and are aligned between levels on all 
elevations. Doors with sidelights and transoms are proposed on the north and west elevations, 
appropriate for the front entries. The entrances into the individual units are distinguished from the 
shared entrance into the elevator vestibule. 
Standard 4 – Rhythm of Solids to Voids. 
This standard is met. The elevations present evenly spaced and aligned openings between the first and 
second floors. Since the last meeting, 18 windows were eliminated from the east elevation, in private 
interior spaces, allowing the elevation to present more solid areas along the facade. The entry 
porches on the north and along the west elevation as well as the porch at the southeast corner 
present open elements that break up the appearance of mass of the building.  
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Standard 5 – Spacing on the Street. 
This standard is met. The proposed building is set back from Westminster consistent with the spacing 
of the single family homes along the streetscape.  At the closest point, the two story building is sited 
61 feet from the north property line, the open porch element is 56’ from the front property line.  
The secondary mass on the west side of the building, closest to the neighboring home, is 93’ from 
the front property line. 
 
Standard 6 – Rhythm of Entrance Porches. 
This standard is met. The front entries on the north elevation and along the west elevation are detailed 
with elements such as round columns, entablatures, sidelights and transoms, helping to reinforce the 
residential appearance of the building and bringing a human scale to the design.  
 
Standard 7 – Relationship of Materials and Texture. 
This standard is met. The exterior is comprised of high quality and natural materials. Brick is proposed 
for the primary façade material with stone accents. The stone accents are lessen on this building in 
comparison to the first two buildings to soften the building and allow it to fit more quietly into the 
surrounding residential neighborhood.  A stone cap is proposed for the parapet walls. Aluminum 
clad windows with interior and exterior muntins are proposed. Metal railings are proposed. Wood 
panels are proposed in some areas between openings on the first and second floors and at the 
entrances.  For durability, the columns are proposed as a painted composite material.  
 
Standard 8 – Roof Shapes. 
This standard is met. The building features a flat roof enclosed by a parapet wall, identical to the first 
two buildings, at a lower level.  The stair enclosure, also referred to as a penthouse, rises 5’-6” above 
the parapet wall and is sited away from the perimeter of the building.  
 
Standard 9 – Walls of Continuity.  
This standard is met. The massing, scale, and architectural detailing are generally consistent on all 
elevations of the building. The massing and design elements presented on the north elevation are 
somewhat different from the other elevations in order to relate more closely to the residential 
Westminster streetscape. The exterior materials and the architectural detailing are identical to the 
two earlier buildings, unifying the overall development.  
 
Standard 10 – Scale. 
This standard is met. The property is in a transitional area and the scale of the building responds to the 
buildings of various sizes to the north, east, south and west.  The attempts to relate to the scale of 
both the condominium buildings on the west side and the residential area to the east through the use 
of projecting and recessed elements that break up the mass of the building and employing single 
story elements such as the entry porticos and screen porch.  
 
Standard 11 – Directional Expression of Front Elevation. 
This standard is met.  Although the building is addressed on McKinley Road and is approached from 
the west, off of McKinley Road, it also have street frontage on Westminster.  The building is 
uniquely sited in a manner that requires nods to both the larger buildings to the west and south, as 
well as the single family homes to the north and east.   
 
A front entry was added to the north facing elevation on Westminster to clearly call out two 
elevations as the “front” of the building.  The two front elevations are detailed with entryways and 
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are consistent with horizontal expression of the two earlier buildings.  
 
Standard 12 – Preservation of Historic Material. 
This standard is not applicable to this request, a new building is proposed. 
 
Standard 13 – Protection of Natural Resources. 
This standard is met. Currently, only one tree remains on the site. The tree is proposed for removal.  
The preliminary landscape plan submitted by the petitioner reflects a number of proposed plantings 
on all sides of the proposed building.  The developer has offered to remove undesirable species of 
trees on the neighboring property to the east and plant new trees on that property if the owners 
desire replacement of the existing plantings.    
 
Standard 14 – Compatibility. 
This standard is met. The transitional nature of the site requires some balance between the higher 
density area to the west of the site and the single family residential area to the east and north.  The 
design of the building identifies it as part of a larger, unified development as originally envisioned 
for this site while at the same time, giving a nod to existing development to the north and east and 
to the Historic District by reducing the height of the building, modifying some design elements and 
changing some of the materials.  The proposed building incorporates residential and human scale 
elements such as the front entries.    
 
Standard 15 – Repair to deteriorated features. 
This standard is not applicable to this request, a new building is proposed.  
 
Standard 16 – Surface cleaning. 
This standard is not applicable to this request, a new building is proposed.  
 
Standard 17 – Integrity of historic property. 
This standard is not applicable to this request, a new building is proposed. 
 
PUBLIC COMMENT 
Public notice of this petition was provided in accordance with the City requirements and practices 
and to an expanded interested parties list prior to each meeting of the Commission at which this 
petition was considered.  The agenda for this meeting was posted at various public locations and on 
the City’s website.  The public testimony received to date in response to the notice provided is 
included in the Commission’s packet.         
 
RECOMMENDATION  
Based on the findings detailed above: 
 

 Grant a Certificate of Appropriateness approving the demolition of the residence and 
attached garage at 373 E. Westminster subject to the following condition. 
1. Any additional replacement structures, in addition to the condominium building 

proposed concurrent with the demolition request, shall be presented to the Historic 
Preservation Commission for review.  A Certificate of Appropriateness must be granted 
prior to the issuance of permits authorizing construction of a new single family 
residence.   
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 Grant a Certificate of Appropriateness for a new condominium building and the preliminary 
landscape and hardscape plan subject to the following conditions of approval. 

 
1. Recognizing that drainage is not under the purview of the Commission, the Commission 

goes on record as emphasizing the importance of careful consideration of grading and 
drainage plans in the area by the City Engineer as it occurs as part of the standard plan 
review process.  The review should take into account existing drainage problems in the 
immediate area of this property and take advantage of the opportunity to improve upon 
the existing situation. 

 
2. Plans submitted for permit must reflect the project as presented to the Commission.  If 

any modifications are proposed in response to Commission direction or as a result of 
design development, plans clearly detailing the areas of change must be submitted at the 
time of submission for permit, along with the plans originally presented to the 
Commission, and will be subject to review by staff, in consultation with the Chairman as 
appropriate, to verify that the plans are consistent with the intent of the Commission and 
the approvals granted. 

 
3. Details of all exterior lighting shall be included with the plans submitted for permit.  All 

fixtures shall direct light downward and the source of the light shall be fully shielded 
from view.  All exterior lights shall be set on timers to turn off no later than 11 p.m.    

 
No exterior building or landscape lights are permitted on the east side of the building 
except safety and security lights that may be required by the Code.     

 
4. All mechanical equipment, on the roof and on the ground, shall be fully screened from 

view from off of the site.   
 
5. Prior to the issuance of a building permit, a materials staging and construction vehicle 

parking plan must be submitted to the City for review and will be subject to City 
approval.  All reasonable efforts shall be made to minimize and manage impacts on the 
adjacent homes, the surrounding neighborhood, and nearby streets during construction.  

 
On street parking of construction vehicles and contractors is not permitted.  It may be 
necessary for contractors to park off site, in public permit parking lots, to avoid 
congestion on and near the site.  The 7 a.m. start time shall be strictly adhered to, no 
staging of construction vehicles or activity on public streets or on the construction site is 
permitted prior to 7 a.m.     

 
6. Prior to the issuance of a building permit, a final landscape plan, drawn in accordance 

with the approved grading and drainage plan shall be submitted and will be subject to 
final review and approval by the City Arborist.  The plan shall include: 

 
a. Sufficient foundation plantings to establish a residential character, pedestrian friendly 

building entrances and to create privacy for first floor residents. 
b. Plantings shall be consistent in character, density and quality with the plantings for 

the phase one and two buildings.   
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The petitioner is encouraged to talk with the  neighboring property owners to the east, if 
they are willing, to discuss the potential to enhance trees and vegetation on their property, 
in the area adjacent to the development site.   

 
7. Prior to the issuance of a Certificate of Occupancy for the building, all landscaping shall 

be planted consistent with the approved plan or, if planting is not possible due to the time 
of year, a cash bond in the amount of 110% of the cost of the materials and labor must to 
posted to assure planting consistent with the approved plant in the next planting season.   

 
8. In addition to number six above, prior to the issuance of a Certificate of Occupancy 

Permit, a landscape maintenance bond shall be submitted to the City in the amount of 
10% of the total cost of the landscaping, materials and labor, to assure replacement of 
trees or vegetation that dies, becomes diseased or fails to thrive during the initial five year 
maintenance period.  The City Arborist shall inspect the plantings each spring and fall for 
a period of five years after the issuance of a Certificate of Occupancy Permit.  (The bond 
shall be replenished if it is drawn down prior to the end of the five year period.)   

 
9. The petitioner is encouraged to collaborate with the City and neighboring property 

owners in an effort to underground the remaining utilities near the site.   
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