The City of Lake Forest
Plan Commission Agenda
Regular Meeting

James Moorhead
Susan Athenson

Wednesday, August 12, 2020
Remote Access Meeting

6:30 p.m.

Rosemary Kehr Chairman
Monica Ruggles
John Dixon
The Plan Commission meetings are broadcast live on Cable TV

This meeting will be conducted remotely in compliance with Governor’s Executive Order 2020-07,
issued on March 16, 2020 that suspended certain Open Meetings Act provisions relating to inperson attendance by members of a public body. The Governor’s Order: (1) suspends the
requirement in Section 2.01 that “members of a public body must be physically present;” and (2)
suspends the limitations in Section 7 on when remote participation is allowed.
Members of the public can view the meeting by following the public audience link below.

https://us02web.zoom.us/j/84540572273?pwd=aVExY1FuRDdYSmZxY09ZV0xYY
nhBUT09
Meeting ID: 84540572273
Access Code: 1861

Michael Freeman
Stephen Douglass
MEETING PROCEDURES
Plan Commission meetings follow
the procedures outlined below. In
the spirit of fairness to all parties,
any of these procedures may be
modified for a particular item at the
discretion of the Chairman.
1.

Introduction of the Item by the
Chairman

2.

Declaration of Conflicts of
Interest and Ex Parte Contacts

3.

Swearing in of Parties
Intending to Testify

4.

Presentation by the Petitioner –
not to exceed 20 minutes.

5.

Identification of Issues by Staff
- not to exceed 5 minutes.

1. Introduction of Commission members and staff, overview of meeting procedures –
Chairman Kehr

6.

Questions and requests for
clarification from Commission
to Petitioner or Staff.

2. Consideration of the minutes of the February 12, 2020 and the July 8, 2020 Plan
Commission meetings.

7.

Public Testimony - not to
exceed 5 minutes per speaker.

8.

Opportunity for cross
examination. Requires
submittal of request to cross
examine prior to meeting.

9.

Final Questions from
Commission to Petitioner or
Staff, direction to Petitioner
and Staff, requests for
additional information.

The meeting will also be broadcast on Channel 17. Members of the public who wish to
comment during the public comment portion of the public hearing will have the opportunity
to do so by calling 847-810-3643. City staff will be on site at the City’s Municipal Services
Facility during the meeting however, the Plan Commissioners will all participate remotely.

3. Public Hearing and Action: Consideration of a request for approval of a Special Use
Permit to allow a real estate office to be located in existing tenant space at 284 E.
Deerpath, in the B-4 Traditional Business District.
Property Owner: Arcade on Deerpath, LLC (James Altounian II 25%, Jennifer Bianchi
25%, Todd Altounian 25%, Nicole Altounian 25%)
Tenant: Lori Baker and Alissa McNicholas in affiliation with Compass Real Estate
Representative: Peter Coutant
4. Public Hearing and Action: Consideration of a request for tentative and final approval of
a plat of resubdivision for a 2-lot subdivision of the property addressed as 120 W. Alden
Lane and associated variances.
Property Owner and Representative: Green Flash LLC – 120 Alden Lane (Eugene Martin
100%)
Other Items
5. Opportunity for the public to address the Plan Commission on matters not on the agenda.

10. Petitioner Rebuttal - not to
exceed 10 minutes.
11. Staff Response to Public
Testimony - not to exceed 5
min.
12. Commission Discussion and
Comment
13. Commission Action
Mandatory Adjournment Time
11:00 p.m.

6. Additional information from staff.
Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in this meeting, or who have questions regarding
the accessibility of the meeting or the facilities, are asked to contact the Community Development Department at (847)810-3511 promptly to allow the City to make
reasonable accommodations.

STAFF REPORT AND RECOMMENDATION
Alden Lane Resubdivision – 2 Lots
TO:
DATE:
FROM:
SUBJECT:

Chairman Kehr and Members of the Plan Commission
August 12, 2020
Catherine Czerniak, Director of Community Development
Request for Approval of a Tentative Plat of Resubdivision and Associated
Variances – 120 Alden Lane

OWNER
Green Flash LLC –
120 Alden Lane
Eugene Martin 100%
P.O. Box 9018
Naples, Florida 34101

PROPERTY LOCATION
120 Alden Lane, northeast corner of
Alden Lane and Green Bay Road

ZONING
R-4 Single Family
Residence District

REPRESENTATIVE
Gene Martin, Property Owner
Summary of the Request
This is a request for tentative approval of a plat of resubdivision that would re-create two lots out of
a 3.05 acre parcel that is currently developed with a single family house, attached garage, detached
garage and a swimming pool. Two parcels are proposed.
• Lot 1 as proposed totals 43,560 square feet, one acre. This parcel is vacant and would be
available for development with a single family house.
• Lot 2 as proposed totals 89,283 square feet, just over two acres. The existing house, garage
and swimming pool would remain.
The minimum lot size in the R-4 zoning district is 60,000 square feet, approximately an acre and a
half.
This property was originally configured as two buildable lots as part of the Thompson Highlands
Subdivision which was approved by the City in 1956. A copy of the original plat of subdivision is
included in the Commission’s packet and the area of this request is highlighted. The plat was
properly recorded with the County. The Thompson Highlands Subdivision established six buildable
lots of just over 60,000 square feet each along the Green Bay Road frontage. A 66’ strip of land,
between lots 5 and 6 was reserved as part of this subdivision to provide access to future
development to the east. The 66’ wide strip was later developed as Alden Lane as part of the BakerConsidine Subdivision.
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In addition to the six buildable lots that were created by the Thompson Highlands Subdivision, two
larger lots were created to the east for future subdivision and development. Lot 1 included a
provision for access from Green Bay Road between Lots 3 and 4 of the Thompson Highlands
Subdivision. This access area later became a separate additional buildable lot with frontage on
Green Bay Road. The rest of Lot 1 was developed as the Tara Highlands Subdivision with the new
lots in that subdivision taking access from the new road that was constructed as part of that
subdivision, Tara Lane. Lot A is located along the south and eastern portion of the Thompson
Highlands plat of subdivision and extended east to the railroad tracks. This area was later developed
along with the construction of Alden Lane as the Baker-Considine Subdivision as noted above.
The property now proposed for resubdivision, the 120 Alden Lane property, is comprised of Lots 4
and 5 of the Thompson Highlands Subdivision. A building permit for a single family residence and
attached garage on Lots 4 and 5 was issued in 1964 and after construction of the house was
completed, a Certificate of Occupancy was issued in 1965. Both the permit and Certificate of
Occupancy clearly reflect that Lots 4 and 5 were consolidated into a single zoning lot for the house
that was constructed. The house as constructed straddled the property line between Lots 4 and 5.
A permit for a swimming pool was issued in 1973 and a permit for a detached garage was issued in
1976.
Facts
• The property was originally configured as two buildable lots as noted above, as part of the
Thompson Highlands Subdivision. The two lots had frontage on Green Bay Road as originally
configured; Lot 4 with frontage of about 150 feet and Lot 5 with frontage of about 190 feet.
Both lots extended to the east about 410 feet.
• In 1964, the two lots were consolidated into a single parcel by virtue of a building permit that
was issued to allow construction of a house across the property line. The house has undergone
various alterations and repairs through the years, but remains generally in the same form as
when it was originally constructed.
• Lot 2 as proposed in this resubdivision at 89,283 square feet, meets the minimum lot size in the
R-4 zoning district, meets the minimum lot width of 150’ and is large enough to accommodate
the existing residence consistent with the building scale (square footage) limitations.
• Lot 1 as proposed in this resubdivision at 43,560 square feet, does not meet the minimum lot
size in the R-4 zoning district, a variance is requested.
• Lot 1 as proposed reflects increased setbacks beyond those required in the Code, 100’ setbacks
are proposed from both the north and south property lines. The R-4 zoning district requires a
minimum buildable area of 23,000 square feet. As proposed, the buildable area on Lot 1 is
approximately 8,000 square feet, a variance is requested.
• The Zoning Code defines the front of a lot as the portion of the lot with the narrowest street
footage. The front of Lot 1 as proposed is along Alden Lane. The lot width is measured at the
front yard setback line. The minimum lot frontage for lots in the R-4 zoning district is 150 feet.
The lot frontage on the proposed Lot 1 is approximately 75 feet, a variance is requested.
• The corner side yard is along Green Bay Road, is 340 feet. No variance is required.
Staff Analysis
The statement of intent submitted by the petitioner is included in the Commission’s packet and
reviews the intent of the petitioner which is in general, to offer a smaller lot, at one acre, to
accommodate current market interest in smaller lots and homes.
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The property proposed for subdivision is located just outside of both the Green Bay Road Historic
District and the Historic Residential Open Space Preservation Overlay District (HROSPD). The
HROSPD allows for flexibility from the standards in the Code such as lot size and width so long as
the allowable density is not exceeded. The proposed resubdivision does not exceed the allowable
density.
Subdivision of properties within the HROSPD must be considered through a Special Use Permit
process as a Planned Preservation Subdivision. Such an approach would eliminate the need for
variances since the HROSPD allows for flexibility as noted above. However, in this case, there are
clear boundaries for the HROSPD along the west edge of Green Bay Road and the south edge of
Alden Lane. This property is outside of those boundaries. A zone change to apply the overlay
district could be requested however, careful consideration would need to be given to justify
inclusion of a single property in the Overlay district on the east side of Green Bay Road and on the
north side of Alden Lane, creating a less regular boundary.
The petitioner developed a very conceptual plan for how a residence might be sited on Lot 1 and
where the driveway could be located. This conceptual plan is included in the Commission’s packet
for information. Importantly, the petitioner proposes to limit the size of the house that could be
constructed on Lot 1 beyond the limitations in the City Code. A reduction of 1,000 square feet in
the allowable size for a house on Lot 1 is proposed. And, as noted above, the front and rear yard
setbacks as reflected on the proposed plat of resubdivision are doubled from the required 50 feet to
100 feet. The increased setbacks and reduction in the size of the house both recognize the wooded
character of the lot and the proximity of a new house to Green Bay Road.
The criteria for a variance are summarized below and initial staff comments are provided.
Commission input and direction is requested.
1.

Will the requested variance alter the essential character of the property or larger
neighborhood?

Staff prepared a map reflecting the size of properties in this general area. The map is included in the
Commission’s packet. The majority of lots in this area meet or exceed the minimum lot size of
60,000 square feet in the R-4 zoning district
Staff has heard from two property owners in the immediate area who have raised concerns about
impacting the character of the area, loss of trees on the site, visibly of the home from Green Bay
Road and establishing a precedent for variances in the immediate area.
2.

Are the conditions upon which the request for a variance is based unique to this property and
not generally applicable to other properties in the R-4 zoning district?

This property is unique in that two previously approved lots were consolidated to allow a house to
be constructed in the 1960’s sited generally in the center of the lots from north to south.
3.

Was the hardship in conforming to the Code requirements created by the current or a previous
property owner?
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A previous property owner made a decision to consolidate the lots and sited a home and pool in a
manner that required the consolidation of the two lots.
4.

Will the proposed project, if the variances are granted, impair light or air to adjacent
properties, create traffic congestion endanger public safety or substantially diminish property
values in the area.

The expanded setbacks as proposed will minimize any impact to light and air on neighboring
properties and will provide the opportunity to preserve a significant number of trees on the site
particularly if the plat of resubdivision delineates tree preservation areas.
A single home on the property will not cause traffic congestion although care will need to be taken
when exiting the driveway on to Green Bay Road. A single curb cut is proposed. The proposed
addition of a lot in this area will not endanger public safety.
No documentation has been submitted to assert that the proposed additional lot, and development
of the lot, will substantially diminish property values in the area.
Public Notice
Public notice of this hearing was provided in accordance with Code requirements and standard
practices. Public notice was published in a newspaper of local circulation and mailed to property
owners in the surrounding area. The agenda for this meeting was posted at various public locations
and on the City’s website. To date, staff received inquiries from two neighboring property owners
who asked questions about the proposed resubdivision and expressed concerns about the creation of
a lot that does not meet the minimum lot size, the proximity of a new house on the lot to Green Bay
Road due to the narrowness of the lot, and an additional curb cut on to Green Bay Road. If any
letters or emails are received after the distribution of the Commission’s packet, they will be forwarded
to the Commission prior to the meeting.
Staff Recommendation
Provide direction to staff and the petitioner considering the various options and the petitioner’s goal
of creating a smaller lot to meet the needs and interests of potential home buyers.
Options. (If the Commission supports options 1, 2, 3 or 4, the petition should be continued.)
1. Indicate general support for the variances required to support the proposal as presented and
direct the petitioner to prepare a final plat of subdivision. Direct staff to develop conditions
of approval and notes to be memorialized on the plat of subdivision including, but not
limited to: limiting the property to one curb cut, limiting the size of the house as proposed
by the petitioner, documenting the expanded setbacks as proposed by the petitioner, and
requiring a tree preservation area along Green Bay Road.
OR
2. Direct the petitioner to bring forward an alternate plan for resubdivision that reduces the
number and/or the magnitude of variances requested.
OR
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3. Direct the petitioner to consider removing the existing house and pool to allow the property
to revert back to the two lots as originally platted in the Thompson Highlands Subdivision.
OR
4. Recommend that the petitioner pursue a zone change requesting that the HROSPD be
applied to this property to allow the present request to be considered as a planned
preservation subdivision. (This approach should only be considered if there is general
support on the Commission for the resubdivision as proposed to allow approval through a
Special Use Permit as opposed to granting variances that could be considered precedent
setting in the future.)
OR
5. Recommend denial of the petition.

