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THE CITY OF

LAKE FOREST

CHARTERED 1861

STAFF REPORT

TO: Chairman Dixon and members of the Plan Commission
DATE: March 9, 2022
FROM: Cathetine J. Czerniak, Director of Community Development

SUBJECT: 1401 N. Western Avenue — Special Use Permit to Authorize a Central Business
District Planned Development

Property Owner Property Location Zoning District

1401 N. Western Avenue LLC 1404 N. Western Avenue B-2

Carmine Speranza 110% East side of Western Avenue, Community Commercial
1401 N. Western Avenue “Opposite Thomas Place

Lake Forest, IL. 60045

Contract Purchaser: The Highview Group
Tom Swatthout
778 N. Western Avenue
Lake Fotest, I, 60045

Representative: Tom Swarthout

The Plan Commission heard a presentation on this petition, invited public testimony, asked
questions and offered comments at the February 9, 2022, meeting. To assure that notification of the
petition was published within the required time frame, Commission action on this petition was
deferred to the March 9, 2022 meeting. No addition presentation is planned. The Commission, at
its discretion can continue to deliberate and should provide the opportunity for any additional public
testimony on the petition prior to taking action.

Staff Recommendation
Recommend approval of a Special Use Permit to the City Council authotizing a Central Business
Planned Development for propetty located at 1401 N. Western Avenue.

The following report is repeated from the February staff report on this petition.

Summary of the Request

The contract purchaser proposes to adaptively reuse and expand the existing office building at 1401
N. Western Avenue for multi-family residential. Nine rental residential units are proposed. The
footprint of the building will remain the same except that the front fagade will be infilled to
eliminate the angle element. The addition of a third floor is proposed.

This project is befote the Plan Commission for consideration as a Central Business District (CBD)
Planned Development. The CBD Planned Development provisions in the Zoning Code, Section
159.114, provide development incentives to encourage projects that provide desired uses and
development in the business district. The stated purpose of the CBD Planned Development
provisions is:

To allow flexcibility to achieve the goals of maintaining a vital business district, preserving the bistoric character
and significance and ensuring that developmeent is consistent with available infrastructure. "Ihis provision
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provides a process for the Plan Commission and City Council to consider development incentives that vary from
the standards in the B-2, B-3 and B4 districts through the Special Use Pernzit process.

The petition is requesting a recommendation from the Plan Commission in support of a Special Use
Permit approving a CBD Planned Development to:

1. Allow a floor area ratio of up to 1.0 as provided for in the B-2 zoning district for
developments approved through the CBD Planned Development process which meet
cettain critetia as detailed below.

2. Allow a deviation from the strict application of the patking requirements to allow a portion
of the site to be “land banked” for additional parking spaces which can be installed to fully
meet the parking requitements in the Code, if in the future, additional spaces ate needed to
meet demand from the residents of the building.

Desctiption of the Property and Surrounding Area
The 1401 N. Western Avenue propetty is located at the north end of the City’s Central Business

District. This area is characterized by multi-family development and a limited amount of small scale
office, retail, and service businesses. There has been recent development activity in the area with the
redevelopment of the City’s former Municipal Services Facility site for a mix of residential uses;
apattments, condominiums and single family homes.

The propetty in this petition totals 14,042 square feet and is located on the east side of Western
Avenue, immediately adjacent to the railroad tracks to the east. The property is developed with a
two story office building, designed in a contemporaty style, built in the late 1970’s. "The building is
part of 2 mixed use atea developed with multi-family buildings, small office buildings, and mixed use
buildings with retail and service businesses on the first floor and residential uses on the upper floors.
The area is 2 mix of one, two and three story buildings.

Staff Review

% Comprehensive Plan

The Comprehensive Plan generally designates the area north of Woodland Road, along Western
Avenue, for a mix of multi-family residential and commercial uses with commercial uses limited to
the Western Avenue street frontage. Although the area in which the property in this petition is
located is not specifically addressed in the Comprehensive Plan, the Central Business District
chapter of the Comprehensive Plan in summary states:

» Redevelopment of underdeveloped properties should strengthen the mixed use, pedesttian
oriented and historic character of the CBD.

Streetscape improvements are encouraged to enhance pedestrian links to the CBD.

Retail should be ptimarily directed to the area between Deerpath and Wisconsin Avenue.
Residential development is encouraged above first floor retail and office uses.

Y VYV

The proposed conversion of the office building at 1401 N. Western Avenue to residential use is
consistent with the Comprehensive Plan which identifies this area for a mix of uses including multi-
family residential. The proposed enhancement to the building modifies the building footprint only
slightly as noted above, removing the angled element on the streetscape and infilling that space with
a more conventional, masonry front fagcade commonly found throughout the City’s Central Business
District.
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Zoning
The 1401 N. Western Avenue ptopetty is in the B-2, Community Commercial Business District.
The purpose of this district as stated in the Zoning Code, Section, 159.111, is in part as follows:

The B-2 Community Commercial District is oriented toward retasl, service businesses and mnlti-farmily
residential development. All or a significant portion of parking for individnal developments is provided on
site, no public parking lots are avaslable in this District. The B-2 District is located along Western Avenue
at the north and south ends of the Central Business District. There are fewer bistoric buildings and there is
less orientation to pedestrians than in the other business districts.

The proposed use, multi-family, is a permitted use in the B-2 district.

Sethacks. In the B-2 district, a front yard setback of five feet is required. The existing building, at the
closest point, is setback five feet from the property line and aligns with the adjacent building to the
south. As noted above, the angled pottion of the front of the building will be infilled and brought
forwatd to create a consistent front facade of the building. There are no other setback requirements
in this district. The building with the proposed modification to the front fagade complies with the
applicable setback requirements.

Floor Area Ratio. By right, the B-2 district permits a floor area ratio of .50. That is, the square
footage of a building is permitted to be 50% of the total square footage of the lot. The existing
office building on the site totals 8,776 square feet and exceeds the permitted .50 floor area ratio
however, the building was constructed in 1978, ptior to the cutrent Code requirements. Through
the CBD Planned Development provisions, a floor area ratio of 1.0 may be achieved on propetties
in the B-2 district through a Special Use Permit as discussed below. This petition requests approval
of a 1.0 floor atea ratio.

-,

% CBD Planned Development
A CBD Planned Development must be considered through the Specml Use Permit process. The

putpose of the CBD Planned Development provision is described at the beginning of this staff
tepott.

In the B-2 zoning district, the CBD Planned Development provisions allow for an increase in the
floot area ratio from .50 to 1.0. Floor area ratio (FAR), rather than the City’s Residential Building
Scale provisions, governs the size of buildings in the B-2, B-3 and B-4 zoning districts and
commetcial and multi-family buildings. FAR is the ratio of a building’s square footage in relation to
the size of the property on which it is located. The 1401 N. Western Avenue property totals 14,021
squate feet. There are three access easements that cross the property in a north/south direction, an
alley access easement and two utility easements. There is no prohibition in the easements that
requires the square footage of the easements to be excluded from the FAR calculation.

If granted, a CBD Planned Development will allow the square footage of the building to be up to
14,021 squate feet, an FAR of 1.0, rather than .50 as permitted by right in the B-2 zoning district.
As proposed, the expanded building totals 13,906 squate feet and complies with a 1.0 FAR
limitation.

The CBD Planned Development provisions allow for a reduction in the required number of on site
parking spaces however, in this petition, a reduction in the number of spaces is not requested. The
required number of patking spaces for the nine residential units, 20 spaces, can be accommodated
on the site. Currently, there are 17 patking spaces behind the office building. Fourteen pull-in
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spaces and three parallel parking spaces. The patallel spaces are located on the east side of a 20 foot
wide alley that runs north/south behind several buildings along the east side of Western Avenue in
this area. The area in which the parallel spaces are located, close to the east property line, can
accommodate seven pull-in spaces. The petitioner is requesting that the additional three spaces
needed to fully meet the parking requirements of the Code be “land banked” and installed only if,
after the building is occupied, they are determined to be needed to support tenant and visitor
parking.

The existing office building at 8,776 square feet, based on today’s Code, would require 34 parking
spaces. The building is currently deficient in parking from a Code perspective but as noted above,
the building was constructed prior to current Code regulations. Importantly, office buildings
generate a higher traffic volume and if fully occupied, a higher demand for parking than residential
units. Staff determined that a traffic study was not needed for this petition given the proposed
change in use from a higher intensity use, to a lowet one.

In addition to the standard criteria for a Special Use Permit which are addressed later in this staff
report, there are additional critetia that must be considered for CBD Planned Developments. The
ctiteria that apply to CBD Planned Developments in the B-2 zoning district are reviewed below.

1. Residential uses must be included in the development above the first floor unless the
developer demonstrates that such uses will not further the overall purpose of the zoning
district.

This criterion is satisfied. Residential units are proposed on all three floors.

2. If a drive through is proposed, it must be located off site, within a building or constructed to
avoid additional curb cuts.

This criterion is not applicable to this development. A drive through is not proposed. No
additional curb cuts ate proposed.

3. The building and landscape plans have received at least conceptual approval from the
Building Review Board.

This criterion is satisfied. On February 2, 2022, the Building Review Board considered this
petition at a public hearing and voted unanimously to recommend approval of the design aspects
of the building, landscaping, and the requested height variance to the City Council. Height
variances are under the purview of the Building Review Board. The Boatd’s recommendation in
support of the petition included several conditions with directed staff to work with the petitioner
to address the conditions as final design development occurs. The Building Review Boatrd’s
conditions are summatized below.

»  Study alternate designs to minimize the potential for visibility of the roof top access
stair element and explore other means to access the roof to service the mechanicals.

» Investigate the availability of limestone, as opposed to cast stone, for the window
headers, sills, cornice, and coping.

» Develop means to minimize the visual impact of the third floot demising walls using
color and ot texture.
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» Determine an appropriate width for the standing seam metal roof panels based on the
scale of the building.

In addition to the above criteria, oze or more of the following critetia must be satisfied. Criterion six
below 1s fully met.

4. At least 50% of the required parking spaces are located underground or all the parking
spaces are located in a parking deck one level of which is constructed below grade.

This criterion is not met. The existing patking lot that is located behind the building will
continue to setve the building. If needed, four additional patking spaces will be delineated in the
available space along the east side of the site, adjacent to the railroad tracks. Some vegetation
will need to be cleared, but the space can easily be converted to accommodate the additional
spaces.

It appeats that the intent of this criteria is satisfied as follows: 1) a new sutface patking will not
be constructed as part of this project and 2) existing parking lot is behind the building and not
visible from the streetscape.

5. Atleast 25% of the site is retained as open space.

This criterion is not met. Today, nearly the entire site is impervious surface covered by building
or hardscape. With the reconfiguration of the front fagade of the building, a consistent planting
strip along the front of the building will be added. An internal couttyard, at the nottheast cornet
of the building will be maintained as open space with lawn, plantings, and a paver walkway.
Small balconies are proposed on some of the units, although due to the limited size, they will
have limited use, the balconies ptovide the units with a connection to the outdoots.

As an adaptive reuse of the site and given the location of the building near the front property
line consistent with the development pattern along Western Avenue, it is difficult to add open
space to the site.

6. An increased setback of at least five feet is provided along the streetscape side of the
building ot a “pocket park” is created with a visual character and pedestrian link to the
public street.

This criterion is met. As noted above, the front fagade of the existing building 1s setback five
feet from the property line. This setback will be maintained, and a landscape border will be
installed between the building and the sidewalk to soften the streetscape.

% Special Use Permit
As noted above, 2 CBD Planned Development, at the discretion of the City, can be approved
through a Special Use Permit.

In addition to the criteria specific to a CBD Planned Development as detailed above, the following
findings are also offered in support of the Special Use Permit.

1. The proposed use will not be detrimental to or endanger public health, safety, morals,
comfort, ot general welfare. The proposed use of the renovated building for nine
apartments, will provide updated housing options in the community. The renovated
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building will be brought up to curtent life safety standards. To provide the necessary life
safety elements in the building, the water service to the building will be upgraded offeting an
incentive to the owners of adjacent buildings to take advantage of the opportunity to achieve
economies of scale by upgrading their water services at the same time.

No new curb cuts and no changes to the traffic patterns are proposed. Residential uses
generate less traffic than office uses. The proposed adaptive reuse of the building for multi-
family units will not generate excessive traffic, noise, odors or light with activity levels similar
to those that occur at neatby multi-family buildings located in the area.

2. The proposed use will not be injurious to the use and enjoyment of property in the
immediate vicinity or substantially diminish property values. The site is currently
underutilized and not fully occupied as an office building. The property is located at the
north end of the business district, in an area where the City hoped to encourage private
investment by undertaking a streetscape improvement project in the immediate area in
recent years. A significant, multi-million dollar stormsewer upgrade project is planned to get
underway in the coming months to benefit this area. The proposed renovation of the
building and the addition of new residential units will support property values in the area and
may incent additional private investment.

3. 'The use will not impede the normal and orderly development and improvement of the
surrounding properties. The properties in the area are developed. Overtime, additional
redevelopment can be expected in this general area. Establishing a pattern of updated, fully
Code compliant construction with quality materials and landscaping will not impede further
redevelopment and upgrades in this area. The addition of residents within walking distance
of local restaurants, retail and service businesses will help to support the continued vitality of
the business district.

4. The exterior architectural appearance of the building, the landscaping, hardscape, signage,
and overall site has received a recommendation of approval from the Building Review
Board.

5. Adequate utilities and roadways exist to support the proposed development. This site is
currently developed and served by adequate utilities and roadways.

Public Comment

Prior to the February meeting and again, priot to the March meeting, notice of this public heating
was published in a2 newspaper with local circulation. Notice was also mailed by the contract
putchaser and by the City to surrounding residents and property owners.

The agenda for this meeting was posted at various public locations and on the City’s website.

Correspondence received on this petition is included in the Commission’s packet. Staff received a
phone call from a tesident in a neighboting condominium expressing concern about the amount of
construction activity that has recently occurred in this area and the construction activity including
the storm sewer upgrade project that is planned for the near future.
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THE CITY OF
LAKE FOREST

e
CHARLIRID VA6l

Application for Plan Commission Review
Special Use Permit - Central Business District — New Use

PROPERTY 1401 N. Western ave, B2
ADDRESS ZONING DISTRICT
EXISTING USE Office

EXPANSION OF EXISTING USE YES NOX

VARIANCE REQUIRED YES X NO

APPLICANT PROPERTY OWNER (i different from applicant)

Nameﬂw Name_/ 0/ )9 WMA e
nddress 775 N\ sigsag g, Address /4] Y Weitezs
L % PoRex T Wr
Phone EA 7 — 2—57-»5_,‘3:"76; Phone_Z Y #2475 — /2 T2
Relationship to Property_CotRAeA™ SOLERER_

{Owner/Attorney/Representative)

BENEFICIAL INTERESTS Corporation X (see exhibit A)
Partnership (see exhibit B)
Trust, land or other (see exhibit C)

| have read the compiete application packet and understand the Special Use Permit process and criteria.
| understand that this matter will be schegye jq bliWéari en a/determination has been made
that my application is complete. 7 / aﬁ, Lo

) 74
/
SIGNATURES /@} C/%nm V"

{,.«{ £-22
Date

Da
&/ 2022

ate

Application — ZBA SUP 8/04



APPLICANT'S REPRESENTATIVES

ARCHITECTW SUZMOT  ATTORNEY CRAIG-REZSOK
Frm A u&b(—— FIRM VeRE0) SrRgetteN .
ADDRESS A0 BICAAD Ave.  aooress 23 oA ke cbal 2D,
Glanos L. pocz2  (bik Rt [ Gatd.

PHONE 5[4- 32( - 327, PHONE - ~ O

enciNeer M\, BBo i BUILDER Bﬂ@d&ﬂﬂz_@a@

FIRM Dl Bpl(e | pERLE  FRM

ADDRESS (375 ). ereanenAN.. aDDRESS 775 ]Q iR RN
s Pl 1L Lbcg BRLST
pHONE AT~ 295-<eo pione A 7-957-2762.

SURVEYOR Q# ﬁ'AﬁM &~ LANDSCAPE ARCH.

FIRM FIRM
ADDRESS ADDRESS
PHONE PHONE
ARBORIST OTHER
FIRM FIRM
ADDRESS ADDRESS
PHONE PHONE

Application - Page 2 8/04



THE HIGHVIEW GROUP, LTD.

Lake Forest, [llinois

January 24, 2022

To the Neighbors of 1401 N. Western Ave,

My name is Tom Swarthout, the contract purchaser of 1401 N. Western Ave, an
office building currently owned by Mr. Carmen Speranza. As a like long resident of
Lake Forest I have seen the community evolve and change. I believe this area of the
business district needs to be revitalized. Market Square was my paper route as a
boy and all the second and third floors of the area buildings were occupied as
apartments. Over the last numbers of years those spaces have been replaced by
office use.

It is our desire to take the 1401 building and completely modify it to high-end
apartments. This building was built originally for medical use with 30 individual
offices. We believe this location for office use is not appropriate for current or
future needs. We intend to convert the existing structure to 9 3-bedroom units
adding a third floor. We will completely change the front fagade removing the wood
siding and replacing it with brick and iron railing details that reflects the high
quality design and materials Lake Forest is accustom to.

When completed, the City will have an updated structure that meets today’s codes in
life safety, elevator, ADA and energy efficiency. All of those items do not exist in the
current building. Traffic also will be reduced with less occupancy at peak traffic
times with this residential conversion.

We will be presenting our project in front of the City Plan Commission on February
9th, This meeting’s agenda will be available on the City website and on cable that
evening. Unfortunately in person meetings are still prohibited due to Covid.

Please contact me at your convenience at 847-987-8962 or my e-mail at
Tswarthout@highviewgroupltd.com with any comments or thoughts you may have.

g

Sincerely, ¥0m Sw;

President,”The Highview Group, Ltd.

Attached are photos and sketches of the existing building and proposed replacement
elevations, site plan and first floor plan

778 N, Western Avenue, Suite 102, Lake Forest, IL 60045
847.234.0200 thehighviewgroupltd.com
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1401 N. Western Building
Lake Forest, lllinois

City of Lake Forest — Plan Commission
Statement of Intent & Response to Standards of Review
January 21, 2022

SUMMARY STATEMENT

The intent of this project is to adaptively re-use the existing two-story structure and add a third floor.
The existing building at 1401 N Western was built in 1980. The two-story office building has sat on the
market for roughly four years with little to no commercial interest. The issues at hand are: 1) the current
east and west facades are in need of major repair; 2) the building’s architectural style is not appealing
nor congruent with the timeless, classic aesthetic of Lake Forest’s architecture; 3) the location is seen as
too remote for commuter accessibility; 4) the building has no ADA access and; 5) the office space layouts
are awkwardly partitioned. Pending approvals, the existing building will be purchased by Mr. Swarthout
with the intent of converting it into a multi-family residential development offering a mix of two “two
bedroom” and seven “three bedroom” apartments which are scarcely available and highly desirable. The
existing residential buildings around our site are three-story buildings. Our design includes a proposed
third story on top of the existing two-story building. A new fagade is proposed with multiple
architectural enhancements that will make the building feel distinguished and perceived to be more in
line with the preserved architecture standards Lake Forest is so well known for. Repurposed “common
brick” will line the exterior street views and be topped with timeless limestone cap. Rainted bronze iron
balconies will create a rhythm and provide a masterful blend to the historic brick with an eye-catching
standing seam bronze painted mansard roof. The new design with a more timeless appeal, will
complement the surrounding community and fulfill the interests of the CBD by providing new dwelling
units within the district.

The proposed three-story building will have 3 apartment units on each of the 3 floors. The two 3" floor
apartment units which face N. Western ave. will have recessed balconies. The recessed balconies will
reduce the overall appearance of bulk for the proposed third floor addition. The total of 13,906 sf will
have an F.A.R. of 0.99 which meets the allowable increase to F.A.R. of 1.0 per city of Lake Forest Code
Section 159.114.

Variances being requested:

1. F.A.R.increase:
The building is in the B-2 Community Commercial Business District which has a floor area ratio
(F.A.R.) of 0.50. We are asking for an increased F.A.R. of 1.0 per the consideration of the Central
Business District Planned Development procedures in § 159.114.



Height variance:

The maximum height requirement for buildings in the B-2 district is 35’. Our proposed building
will exceed this by 2’-2” to roof coping @ 37'-2” and 11'-2” to the roof stair enclosure @ 46’-2"
and is set back form the street.

Standards of review:

A CBD Planned Development is considered through the special permit process, so must meet the
standard Special Use Permit criteria as well as additional criteria specific to the CBD Planned
Development process. Each will be addressed below, along with general requirements for the B-2

District.

Special Use Criteria:

1. The special use will not be injurious to the use and enjoyment of other property in the

4.

immediate vicinity for the purposes already permitted, not substantially diminish and impair
property values within the neighborhood;

The proposed multi-family residential use Is a permitted use in the B-2 District and will not
generate excessive traffic, noise, odors, light or after-hours activities. Residential units generate
fewer vehicle trips than office uses. Parking is in the rear of the building with an entry point into
the building, so there will be little impact on vehicle traffic on N. Western Road.

The special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted, not substantially diminish and impair
property values within the neighborhood;

The current site is underutilized. The improvements to the streetscape and the facade of the
building will enhance the area and the additional Residential unit density will increase vitality
over that of the existing office building.

The establishment of the special use will not impede the normal and orderly development and
improvement of the surrounding property for uses permitted in the district, including in
business districts, the special use will not negatively affect the overall character of the area or
detract from the primary retail nature of the district;

The proposed residential development will not impede the development of the surrounding
properties. The proposed residential development should actually encourage further
development in the district.

The exterior architectural appearance and functional plan of any proposed structure will not be
incompatible with either the exterior architectural appearance functional plan of structures
already constructed or in the course of construction in the immediate neighborhood or the
character of the applicable district so as to cause a substantial depreciation in the property
values within the neighborhood;

Repurposed “common brick” will line the exterior street views and be topped with timeless
limestone cap. Painted bronze iron balconies will create a rhythm and provide a masterful blend



to the historic brick with an eye-catching standing seam bronze painted mansard roof. The new
design will complement the existing surrounding masonry buildings.

5. Adeaquate utilities, access roads, drainage and/or necessary facilities have been or are being
provided;

The proposed building will utilize the existing parking lot, public alley and facilities. Adequate
drainage will be provided. Adequate utilities will be provided for the proposed residential use.

6. Adeguate measures have been or will be taken to provide ingress and egress so designed as to
minimize traffic congestion in the public streets;

With the existing parking lot at the rear of the building, traffic impact on the public streets
should be minimal.

7. The special use shall conform to the applicable regulations of the district in which it is located,
except as such regulations may, in each instance, be modified by the City Council.

The special use shall conform to the applicable regulations of the district.

CBD Planned Development Criteria

1. Inthe B-2 District, above the first floor, the project shall be entirely residential, or at least 50%
of the first floor is occupied by retail uses.

Standard is met. Everything above the first floor is residential.

2. Ifa drive-through is proposed in any district as part of the development, it is located off site,
located within a building or is constructed to avoid the construction of additional curb cuts.

Standard is met. No drive-through is being proposed.

3. The building and landscape concepts have received conceptual approval from the Historic
Preservation Commission or the Building Review Board.

Standard not yet met. Currently under review by the Building Review Board.

4. In addition to the above criteria, one of the following must be met: At least 50% of the reguired
parking spaces are located underground or all of the parking spaces are located in parking deck
one level of which is constructed below grade, at least 25% of the site is retained as open space,
exclusive of parking islands, or an increased setback of at least five feet is provided along the
streetscape side of the building or a “pocket park” is created with a visual and pedestrian link to
the public street.

Standard met. Building is setback more than 5’ from the streetscape. Landscaping will be
provided to provide a visually appealing pedestrian experience.

www.divvyhouse.com



B-2 Community Central Business District

The proposed multi-family development meets the B-2 District’s purpose of being “oriented toward
retail, service businesses and multi-family residential development.” The proposed development also
meets the following B-2 District conditions:

1. All business, servicing, processing, displays and storage shall be conducted within completely
enclosed buildings.

Condition met. None of these items present.

2. Outdoor storage is permitted only when it is screened from view.

Condition met. Project has no outdoor storage.

3. Outdoor uses, not including storage areas, must be located wholly on private property, shall not
impede pedestrian or vehicle circulation, and shall not eliminate or encroach upon required

parking spaces.

Condition met. Project has no outdoor uses and will not impeded any pedestrian or vehicular
traffic.

4. No manufacturing or assembling shall be permitted

Condition met. Project has no manufacturing or assembling.

5. A certificate of zoning compliance must be obtained consistent with the provisions of § 159.041
prior to any change of use, expansion of uses on a site, and prior to the issuance of a building

permit;

Condition will be met.

6. The uses and development shall be consistent with the Comprehensive Plan.

Condition met. Comprehensive plan encourages affordably priced housing in proximity to the
CBD and community facilities. Project is in the CBD and located across from Lake Forest High
School.

7. Appearance of vacant storefront windows,

Condition met. Project has no storefront windows.

Glencoe p.
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THE CITY OF

LAKE FOREST

—
CHUHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Dixon and members of the Plan Commission
DATE: March 9, 2022
FROM: Catherine J. Czerniak, Director of Community Development

SUBJECT:  Special Use Permit — New Restaurant in Westwood Center, 950 N. Western
Avenue — Bunker's on Western

Property Owner Property Location Zoning District

Westwood Center LLC 950 N. Western Avenue B-2, Community Commercial
--Altounian Family 100%----

13110 W. Rockland Road #1

Lake Bluff, 11 60044

Tenant — Restaurant Owners
Jeff Urso
Joe Knesley

Summary of Request

This is a request for a Special Use Permit to allow a new restaurant to occupy space fronting on
Western Avenue, in the Westwood Center commercial development. Westwood Center is a
multi-tenant, mixed use development located on the southwest corner of Western Avenue and
Woodland Road, in the B-2 Community Commercial District. Over the course of the past few
years, the Plan Commission has reviewed various restaurant proposals for Westwood Center
including Kuro Bistro, Lucky Duck and Donati’s/Jefe’s all of which were approved and are
currently open and welcoming customers on a regular basis. In 2019, the Commission also
approved Scouts Restaurant, a sports themed family restaurant and bar, for the space fronting on
Western Avenue which is the subject of this petition. Scouts never opened for various reasons
including the timing of the approval, shortly before the onset of the pandemic and the resulting
impacts on restaurants.

Bunker’s on Western is now proposed for a portion of the space previously approved for Scouts’
Restaurant. Bunker’s on Western is proposed in approximately 3,900 square feet of tenant
space, fronting on Western Avenue and located adjacent to the Donati’s and Jefe’s Tacos space
to the west. Scouts Restaurant as previously approved, was larger than the restaurant currently
proposed, and incorporated both the space that is currently vacant and much of the space
currently occupied by Donati’s and Jefe’s Tacos.

The new restaurant that is now proposed, Bunker’s on Western, will be a family friendly, golf
themed restaurant and bar. The restaurant will share the existing kitchen with Donati’s and
Jefe’s, Tacos. Multi-use kitchens are appearing more frequently as restaurants work to respond
to the need to be flexible, offering a variety of options for customers; dine in, take out, delivery,
indoor and outdoor dining and a combination dining and recreation experience. Bunker’s will
offer open air seating seasonably with the window wall along Western opening to the streetscape
and will offer golf simulators, an amenity not available in other restaurants in Lake Forest.
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Review Process

Restaurants and bars are permitted outright in the B-2 zoning district except when located within
150 feet of property zoned for residential use. Restaurants proposed within 150 feet of a
residential zoning district may only be authorized through a Special Use Permit. The proposed
restaurant is located only partially within 150 feet of a residential zoning district. Approximately
1130 square feet of the total 3,900 square feet, are located within 150 feet of a residential zoning
district. Therefore, this petition is presented to the Commission for consideration of a Special
Use Permit consistent with the Code requirement.

The Special Use Permit process provides for a public hearing before the Plan Commission. The
Comunission is required to evaluate special use requests for restaurants based on the standard
Special Use Permit criteria and on the performance standards that apply specifically to
restaurants. The criteria and standards are reviewed later in this staff report. As part of the
special use process, the Plan Commission can recommend conditions to the City Council if the
Commission determines that approval of the request, with some limitations and requirements, is
appropriate. Conditions of approval as part of a Special Use Permit can impose a higher bar for
restaurants located within 150 feet of residentially zoned properties than for restaurants located
more centrally within the business district. Conditions of approval were established for the
restaurants that currently operate in this commercial development to mitigate the impacts of
light, noise and general activity on neighboring homes.

Description of the Site and Surrounding Area

Westwood Center, located at the northern end of the City’s Central Business District, has been
home to a variety of retail uses, service businesses, restaurants and office tenants over the years.
This commercial center is a short walk from the new residential development at Laurel and
Western Avenues which includes apartments, condominiums and single family homes. The
West Park residential neighborhood is immediately adjacent to Westwood Center to the west and
to the north, Regent’s Row, a row house development is located further to the north on Western
Avenue. Crystal Point condominiums and other multi-family developments and single family
homes are located further north along Western Avenue. To the east, residential neighborhoods
are located within a short walk or drive of Westwood Center. In summary, there is a significant
population of residents within walking distance of this commercial development providing a
strong customer base.

Westwood Center in its entirety was acquired over a year ago by a local family. In past years,
the development suffered from a lack of attention to maintenance by the previous owner and as a
result, many tenants vacated the development and there were some conflicts with the adjacent
residential neighbors. The new owners have completed significant upgrades to the exterior of
the building and interior spaces. The new owners are reactivating the center with a mix of
tenants to meet the needs of the growing number of residents living in the area, provide services
and amenities to the larger Lake Forest community, and attract visitors from outside the
community to patronize local businesses.

Westwood Center, like many locations within the City’s linear Central Business District, abuts
single family homes. This juxtaposition can create conflicts while at the same time, providing a
unique amenity to residents in the neighborhood who are able to walk to restaurants, retail stores
and service businesses. Together, the residential neighborhoods and the Central Business
District create a character that is uniquely Lake Forest. Establishing operating parameters that
allow the adjacent uses to co-exist is facilitated through the special use process.
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As with all areas where different types of uses abut each other, there are advantages and
disadvantages. The Westwood Center property is zoned for and has a history of commercial use,
and the proposed restaurant is consistent with the intent of the B-2 zoning district. The details of
how the site operates and is maintained on a daily basis are keys to compatibility with the
neighboring uses. There will be conflicts from time to time, staff has encouraged the property
owner to keep an open dialogue with neighboring residents and to respond to any issues that may
come up in a way that balances the interests of all parties.

Overview of Bunker’s on Western

As noted above, Bunker’s on Western will offer full service dining, “with an experience” in both
a casual restaurant and bar configuration. Three golf simulators will be incorporated into the
floor plan of the restaurant. Seating for about 100, which includes some outdoor tables along the
front of the restaurant on Western Avenue for use in good weather, and additional seating at the
bar for approximately 17 people are planned. To maximize the opportunity for an outdoor
experience, as noted above, the windows along the Western Avenue storefront will open to
provide an indoor/outdoor experience commonly found in many restaurants today.

The ownership of the new restaurant is commonly held with the ownership of Donati’s adjacent
to the east providing the opportunity to share the kitchen and avoid the need for additional roof
top venting beyond what currently exists.

As currently envisioned, depending on demand, the restaurant will open as early as 7 am.,
serving breakfast and brunch on the weekends. The restaurant will serve lunch and dinner and
remain open in the evenings consistent with the hours of other restaurants in the community and
consistent with the permitted hours on Lake Forest liquor licenses. The issuance of a liquor
license for the new restaurant will occur concurrent with the City Council’s consideration of the
Plan Commission’s recommendation on this request for a Special Use Permit.

The location of the proposed restaurant, with frontage on Western Avenue, is away from the
residential neighborhoods to the west and north minimizing impact from activity, noise, light and
traffic. Deliveries and trash collection will occur consistent with the practices and requirements
already in place for the overall development.

Staff Evaluation
Provided below is an evaluation of the Performance Standards for restaurants. The
Performance Standards, like the special use criteria, are part of the City Code.

Performance Standard - Availability of parking

Westwood Center differs from many other developments and commercial buildings located in
the Central Business District because there are a significant number of parking spaces on site. In
addition to the surface parking lot on the northern portion of the site, which has 24 spaces, there
is parking underneath the building for about 60 cars.

The spaces in the surface lot and in the underground garage are shared by all the tenants in the
building. Most businesses in the development, particularly the second floor office tenants, are
daytime businesses so in the evenings, most of the spaces on the site will be available for
customers of the restaurants. Public parking for customers is also available on both sides of
Western Avenue. Currently, in the evenings, the Western Avenue parking spaces in the
immediate area are unused except for the spaces closer to the entrance to Jewel. Employee
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permit parking is available on the east side of the railroad tracks, no permits are required for
parking in these lots in the late afternoons and evenings.

Importahtly, given the convenient location, it is expected that some customers, from the
surrounding residential areas, will walk to the restaurant.

The City will monitor the need for designated pick up spaces along Western Avenue and, if
appropriate add or remove signage as the demand for these types of spaces ebbs and flows.

The owners of Westwood Center will be responsible for advising all tenants that the on site
parking, both the surface parking and underground parking, is intended for customers first and
foremost, not employees. During peak customer hours, the building management must require
cmployees of all the businesses in Westwood Center to park in the Central Business District
employee parking lot on the east side of the railroad tracks. Westwood Center has a distinct
advantage over many other businesses in the Central Business District because employees will
have only a short walk along Woodland Road, under the lighted viaduct, to the off site employee
parking lot on McKinley Road, east of the railroad tracks.

No employee or customer parking is permitted on streets in the adjacent residential
neighborhoods. Community Development staff will work with the property and business owners
and the City’s Police Department to assure that parking for Westwood Center does not occur on
residential streets. With the available parking on the site, on Western Avenue and in the parking
lot on the east side of the railroad tracks; parking in adjacent residential neighborhoods has not
been an issue in the past. If parking by employees or customers of the restaurants, offices or
other businesses in Westwood Center does occur on residential streets, the City will act promptly
to stop that activity. This staff report includes a recommendation prohibiting employee and
customer parking on residential streets.

Performance Standard — Building Review Board Approval

No exterior alterations are proposed as part of this petition. If the proposed signage for the
business does not conform to previous approvals for the building, Building Review Board review
will be required.

Performance Standard — Issuance of a Liquor License

The City Council has jurisdiction over issuing liquor licenses and determining whether
businesses should or should not be permitted to serve or sell alcohol. As noted above, an
application for a liquor license will be considered by the City Council concurrent with the
Special Use Permit. The issuance of a liquor license is not under the purview of the Plan
Commission.

Liquor licenses granted by the City Council establish hours during which liquor can be sold.
Most liquor licenses allow the sale of alcohol between the hours of 11 a.m. and midnight
although some licenses permit the sale of alcohol earlier in the morning.

Performance Standard — Ventilation Sysiems

The City Code requires the installation of high quality air filtration systems and ventilation
systems for all restaurants. No new kitchen equipment or ventilation systems are planned to
serve the new restaurant.
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The Code requires the submittal of confirmation of regular maintenance and cleaning of the
ventilation systems in restaurants to the City on an ongoing basis.

Performance Standard — Amplified Sound

No amplified outdoor sound is permitted by the Code. Since this restaurant is proposed to have
windows along Western Avenue that open to provide an indoor/outdoor space, sound levels will
need to be monitored to assure that there are no noise impacts on the surrounding residential
neighbors. City staff will work closely with the restaurant owners to monitor sound levels and
make immediate adjustments is needed.

Performance Standard — Schedules for deliveries and trash pickup

Hours for deliveries to restaurants and trash pickup for the overall Westwood Center
development are limited to 7 a.m. to 6 p.m. The owners of the new restaurant stated that
deliveries and trash pickup will follow current schedules and will be within the permitted hours.
Deliveries will be made on the south side of the building or through the front door, off Western
Avenue.

Although the Performance Standards in the Code do not specifically address deliveries from the
restaurant to customers. Delivery and pickup services will likely be offered by the new
restaurant. There is a direct stairway from the new restaurant space to the below grade parking
garage. The alley will not be used by deliver drivers for staging or pickups. The north/south
portion of the alley is immediately adjacent to the rear yards and private spaces of adjacent
homes and in the past, activity in the alley, staging for deliveries, resulted in complaints from
neighboring residents. Staging the drivers in the parking garage minimizes the potential for
impact on neighboring property owners.

Customer pickups will occur in front of the restaurant, on Western Avenue.

The trash from the restaurant will be housed in the alcove provided for a dumpster located on the
south side of the building. Per City Code, trash and grease must be kept in a closed container.
Trash will be collected no less than three times a week, more frequently if needed.

Performance Standard — Minimizing impacts on single family homes: light, noise, traffic

The proposed restaurant will be in an existing commercial building. Delivery trucks and other
users of the alley shall only enter the alley from Woodland Road and exit on to Western Avenue
to minimize the impact of headlights and noise on the neighborhood. The building owner shall
provide appropriate signage and is responsible for enforcement. As noted above, conditions are
proposed at the end of this report prohibiting the use of the alley as a staging area for deliveries
or a break area for employees from any of the businesses at Westwood Center. Various
conditions of approval as recommended at the end of this report are proposed to minimize
impacts on the adjacent residential neighborhood.

Provided below is an evaluation of the Criteria for Special Use Permits in the City Code.

Special Use Permit Criteria #1: The establishment, maintenance or operation of the special use
will not be detrimental to or endanger the public health, safety, morals, comfort or general
welfare.
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The proposed restaurant is consistent with other uses in the Central Business District and is not
unlike other uses that are in proximity to the residential neighborhoods that border the full length
of the City’s business. In general, the business and residential uses have been able to co-exist for
many years. Issues do come up at various locations from time to time and efforts are made to
resolve them by working with all parties to assure that both the residential neighborhoods and the
business district thrive.

The continued operation of Westwood Center as an upgraded and fully occupied commercial
development, with increased attention to operations and maintenance, will not be detrimental to
or endanger public health, safety, morals, comfort or general welfare.

Special Use Permit Criteria #2: The special use will not be injurious to the use and enjoyment of
other property in the immediate vicinity for the purposes already permitted and will not
substantially diminish and impair property values within the neighborhood.

The proposed new restaurant is consistent with the commercial nature of the Westwood Center
development and consistent with the type of uses that have existed at this location in the past.
The proposed use, if operated consistent with the recommended conditions of approval, will not
be injurious to the use and enjoyment or value of properties in the immediate area. Importantly,
the restaurant operators are experienced, and known and respected in the community. The
proposed restaurant will be an amenity to the neighboring residential area and will add vitality to
the City’s business district.

Consistently, resident surveys have indicated an interest in bringing new restaurants into the
City’s business district. In addition, the City’s Strategic Plan places a high priority on
encouraging new businesses to bring increased activity into the City’s core and support property
values throughout the community.

Special Use Permit Criteria #3: The establishment of the special use will not impede the normal
and orderly development and improvement of the surrounding property for uses permitted in the
district. In business districts, the special use will not negatively affect the overall character of
the area or detract from the primary retail nature of the district.

The surrounding area is already developed. The proposed restaurant will likely help to attract
other tenants to Westwood Center to provide options and meet the needs and interests of the
growing residential population located within walking distance of this commercial development.
The proposed restaurant will add to the vitality of the Central Business District and offer an
additional dining option in the City’s core area. The proposed restaurant, if operated consistent
with the proposed conditions of approval, will not negatively affect the overall character of the
area and will support and enhance the business district.

Special Use Permit Criteria #4: The exterior architectural appearance and functional plan of
any proposed structure will not be incompatible with existing buildings, sites, the larger
neighborhood or district so as to cause a substantial depreciation in the property values.

No new buildings are proposed. Exterior renovations to the building have recently been
completed after review by the Building Review Board.
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Special Use Permit Criteria #5: Adequate utilities, access roads, drainage and or necessary
facilities have been or are being provided.

Adequate utilities and other infrastructure are in place to serve the new restaurant which will be
in an existing commercial development.

Special Use Permit Criteria #6: Adequate measures have been or will be taken to provide
ingress and egress.

This is an existing commercial site. No changes are planned to the location or configuration of
the curb cuts. The alley is designated for one-way travel, allowing entry to the alley from the
north and exit on to Western Avenue, into the commercial district, rather than into the residential
neighborhood.

Special Use Permit Criteria #7: The special use shall conform to the applicable regulations of
the district in which it is located except as such regulations may in each instance be modified by
the City Council as part of the Special Use Permit.

As recommended, the Special Use Permit for the proposed restaurant will allow operation of the
restaurant in a manner consistent with the regulations of the B-2, Community Commercial
Business District. No variances from the regulations of the district are requested and the
recommended conditions of approval will put operating parameters in place for the new
restaurant and the overall Westwood Center.

Correspondence and Public Testimony

Notice of this petition was provided in accordance with the Code requirements. A legal ad was
published in a newspaper with local circulation. Notices of the public hearing were mailed to
residents in the surrounding area by the petitioner and by the City. The agenda for this meeting
was posted at public locations and on the City’s website.

Staff Recommendation

Based on the findings presented above, recommend approval of a Special Use Permit to
authorize Bunker’s on Western to locate and operate in Westwood Center at 950 N. Western
Avenue. The following conditions are recommended recognizing the location of the restaurant
partially within 150 feet of properties zoned for residential use.

Conditions pertaining to the overall Westwood Center Site (from previous approvals)

1. Perimeter fencing, retaining walls and landscaping at the north and west boundaries of the site
shall be regularly inspected and maintained by the property owner. The fence must remain
sturdy and in a full upright position, with all fence panels in place and in good condition. The
retaining wall must remain in a solid and sturdy condition; any loose materials must be
replaced. Landscaping along Woodland Road must be maintained in good condition and
replaced as necessary, subject to the determination of the City’s Certified Arborist, to provide
substantial screening along the fence.

2. Vegetation along the public sidewalk on Woodland Road must be kept trimmed and may not
obstruct or endanger pedestrian or bicycle traffic on the sidewalk.

3. Use of the alley on the south and west sides of the building shall be limited as follows:
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e The alley shall be used only for deliveries, trash pick-up and by emergency and security
vehicles.

e No parking, standing or staging of vehicles, other than for the purposes noted above, is
permitted.

e No portion of the alley shall be used as a drive thru or staging area for pick up by
individuals, delivery services or by restaurant delivery personnel.

e No gathering, loitering or smoking in the alley is permitted.

e A sign shall remain posted stating that deliveries and trash pickup is permitted only
between the hours of 7 a.m. and 6 p.m., on weekdays.

4. The property owner is responsible for establishing parking policies that give priority to
customer parking, rather than employee parking, on the site. The property owner is
responsible for monitoring parking activities and working with all the tenants on an ongoing
basis to assure compliance with the policies. The policies shall address the following:

a. Employees shall park off site in the Central Business District employee parking lot on
McKinley Road during peak customer times.

b. No employee parking shall be permitted on Western Avenue.

c. No parking by employees or customers shall be permitted on residential streets.

Conditions Specific to Bunker’s on Western
5. Signage, if not consistent with the previously approved signage for the overall building, shall

be subject to review and approval by the Building Review Board.

6. Documentation of maintenance and inspection of the ventilation system must be submitted to
the City on a regular basis after installation and after the opening of the restaurant.

7. Delivery drivers, if any, shall queue in the underground garage. No delivery drive access or
staging shall occur in the alley.

8. All outdoor seating shall be vacated no later than 30 minutes after the business closes. No
gathering in the courtyard by customers or employees is permitted after hours.

9. No outdoor speakers are permitted. During times when the windows are open along Western
Avenue creating indoor/outdoor space, sound levels shall be regularly monitored to assure that
any amplified sound from inside the restaurant is not audible on any residentially zoned

property.

9. During peak hours, the restaurant owners are responsible for assuring regular monitoring of the
parking lots and neighboring residential streets to verify that parking is occurring consistent
with the established policies and to take corrective action if necessary.

10. The property owners and restaurant owners are responsible for informing and directing
employees and customers to appropriate parking areas. As necessary, the owners shall inform
City staff of recurring parking or circulation issues on the site and corrective action shall be

taken.
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Application for Plan Commission Review
Special Use Permit - Central Business District —~ New Use

PROPERTY .
ADDRESS 75'6 N Weskeen Av+  ZONING DISTRICT

EXISTING USE er\’mm A’

PROPOSED USE QﬁS’fm -

EXPANSION OF EXISTING USE NO

VARIANCE REQUIRED YES NO
APPLICANT PROPERTY OWNER (i different from applicant)
Name Tﬁ« 00430 Name U(’ Sh/Um(f (]M‘!'@L Uﬂ

Address_42Q) BOW"\§ Ave Address Q‘ [}m u’m‘m FM {“u/
Lavs e 1C oo (210 W, Rockland €d°
Phone 84/ 7-333~ 2%63 Phone %L{—[ ‘&51"{“ %{Ow

Relationship to Property 'fﬁ’n/n/7" '

{Owner/Tenant/Attomey)
BENEFICIAL INTERESTS Corporation X (see exhibit A)
Partnership (see exhibit B)
Trust, land or other {see exhibit C)

I have read the complete application packet and understand the Special Use Permit process and criteria.
| understand that this matter will be scheduled for blic hearing when a determination has been made

that my application is complete. ~
""" ” QnCh Date

Owner Date

% 2/2 Z/ 27
licant 7 Date

8/04

SIGNATURES

[Type here]




EXHIBIT "A"

TensOT
CORPORATE OWNERSHIP

Please list the names and addresses of all officers and directors of the Corporation and all shareholders who
own individually or beneficially 5% or more of the outstanding stock of the corporation. In addition, this
application must be accompanied by a resolution of the Corporation authorizing the execution and submittal

of this application.

NAME Tebles,  Obso

<J
ADDRESS 420 Buces Ave

LAVE  RBiobt, [l oy
OWNERSHIP PERCENTAGE_S & %
NAME

ADDRESS

OWNERSHIP PERCENTAGE %
NAME

ADDRESS

OWNERSHIP PERCENTAGE %
NAME

ADDRESS

OWNERSHIP PERCENTAGE %
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NAME JZSP}DA /4)£( //Jo/
aooress 534 el

Late  BoH , [ Garre

OWNERSHIP PERCENTAGE S5 & %

NAME

ADDRESS

OWNERSHIP PERCENTAGE %

NAME

ADDRESS

OWNERSHIP PERCENTAGE %

NAME

ADDRESS

OWNERSHIP PERCENTAGE %




Dear City of Lake Forest

My name is Jeff Urso, founder of Donati’s Pizza, and along with a life- long friend of mine Joe
Knesley (the owner of Chief’s Pub), | have collaborated to create something to enhance the
dining experience in Lake Forest. Joe and | were both raised in Lake Forest/ Lake Bluff, and
coincidentally, we are both raising our families of 3 boys each here in town. We love our
community, and our life’s work has been creating and reinvesting in our community through

restaurants.

We are happy to announce that we intend to open a new restaurant at 950 N Western Ave.
“Bunker’s“ will be an experience-driven restaurant highlighted by golf simulators, open-air
concept seating, and a family friendly atmosphere. We will have a 3900 sq foot dining room
that will attach to our current kitchen in the Donati’s/ Jefe's unit, for a combined space of 6300
sq feet. Donati’s will continue to operate independently, but will also serve as the kitchen for
Bunker’s. The three front bay windows on Western Ave will be open in the warmer months, and
we plan on having 8 tables on Western Ave sidewalk. Our three Golf Simulators will not only
serve the avid golfer, but also create an experience for a family to have a night out to teach,
learn, and have fun together throughout the year. We intend to have just over 100 seats and a
17 person bar to serve our guests. We will open daily as early as 7am for golfers, and we will
serve brunch on weekends. We will close based on our liquor license stipulations, but overall,
we intend to keep in line with other restaurants in downtown Lake Forest.

With so many new additions coming to Lake Forest over the next year, we want 1o continue to
contribute and enhance that trend. The Altounian Family has been a great partner throughout
our journey in Lake Forest. Joe at Chiefs and | at Donati’s couldn’t be happier to work with a
family that shares the same values. When the commercial property owners, business
operators, and the City are all on the same page, we can all be successful ! We believe the end
result will surely be a “hole in one” for all residents to enjoy and take advantage of.

We hope the City of Lake Forest will consider approving our request so we can start to work on
our next community project.

Respectiully,

- Jeff Urso and Joe Knesley



Back round information of the operators.

Joe and | were raised in Lake Forest/ Lake Bluff and graduated from the high school in 2003
and 2002. We have spent much of our adult lives operating restaurants in Lake Forest/ Lake

Bluft.

Joe is a full time North Chicago Fireman, and the along with his wife Jenna own and operate
Chiefs Pub. Joe has three sons and lives in Lake Bluff. Chiefs opened in 2007 and Joe has
spent the last few years revamping Chiefs from its early days when his father opened it. Chief’s
typically has fundraisers, host team parties and is the home of LFHS events all the time.

| own and operate Donati’s Pizza, Jefe’s Tacos and Puck’s Pub. | have been in the restaurant
business for nearly 25 years. Our company mission has been to have meaningful impact in our
community through restaurants. | too have been raising my family in Lake Bluff and my 3 sons
are avid hockey players. If you don’t catch us at a restaurant you can typically find us at the
Winter Club watching the boys on the ice.

Joe and | feel that we are part of a new generation of restaurateurs that reinvest in the

community they serve. Keeping the restaurant first class is beyond important to us. We want
something our family, friends and neighbors all can be proud of.

Thank you so much!

Please consider approving




Other noters

Scope of Restaurant:

Donati’s Pizza/Jefe’s Tacos opened in May of 2021. Originally, we intended , planned, and built
the space for a brewery or a large establishment to open alongside for which we would serve
food. We reevaluated the space, and have decided to open a Golf Simulator full service
restaurant. The food will include typical Pub style food like burgers, chicken sandwiches,
appetizers and pizza from Donati’s. The idea is simple, Donati’s would continue to run an
independent business, but will also use our kitchen and staff to serve the new space. So even
though this is an expansion of Donati’s with common ownership, it will be a different
corporation.

The new space will include 3 Golf simulators; this is a growing trend across the country.
Restaurants are becoming experience driven instead of just being places to eat.

Parking Plan:

With one of the best parking lots in Lake Forest, we will utilize the North top lot, the
underground parking garage, and the street parking. Our business operates at its peak when all
the other non-restaurant businesses in the area are closed.

We will request that the City makes the 4 front Western Ave spots designated specifically for
10min carry-out. This will allow customers to get carry-out, pick up dry-cleaning or grab a
quick gift card at any other businesses.

Staffing:

We plan on only adding another 6-8 staff members ti peak shifts and 4 to non-peak hours.
Since the kitchen, management and delivery crew are already working, we will have a low
impact on adding human or car traffic to the building; staff will park in off site city lots.

Hours of operation:

The Golf aspect will be available during the hours typical for Golf Clubs and Simulator
businesses, it can start as early as 7am. We will offer Brunch on weekends. Our current
(Donati’s) operation runs 7 days a week from 10am-10pm. Because we would like to maximize
business in the summer months, we will ask for the maximum allowable liquor license to stay
open. We will rarely stay open that late, though.

Both Chief's and Puck’s Pub typically close by 10 pm (winter) or 11 pm during the week and
just after midnight on busy weekends.

Trash and other Deliveries:

We currently have Groot for refuse. Food deliveries will remain on the same schedule we
currently have. Liquor deliveries are always after 9am on weekdays only.



Impact on Neighborhood:

Lake Forest has made some great moves in the last couple years. Residents previously often
left Lake Forest to go to Highwood, Libertyville, Lake Bluff and many other suburbs because
Lake Forest had limited to offer in dining and experiences. Often times, the existing restaurants
would fill up and residents had no choice. With a new steak house opening soon and LE
Colonel this year. Chiefs, Authentico, Francescas, and Deer Path Inn all thriving, Lake Forest
has now not only become a great area for restaurants and residents to enjoy but a destination

for other near by suburbs.

As more and more Suburbs urbanize their communities and attract families to move into,
restaurants are the key to creating the experience.

We feel this will be another asset to the community and both Joe an | will continue to run it first
class and work with our neighbors, residents and the City to becoming the best we can be,
because after all this is our community too

Pedestrian Walkway:

We plan on having 8x 4-person tables lined up down the sidewalk adjacent to Western Ave,
this will not impede any flow for pedestrians. We will remove the furniture for non-patio seating

season.

Signage:

Our signage will conform with City of Lake Forest and Property owners requirements.

Noise:

Since we are more than 150 feet from residential, and we are the furthest point east of the
building, it should mitigate any noise poliution to the neighborhood. Our open windows will be
seasonal, and should have less noise impact than other outdoor seating that is closer to

homes.

Exhaust:

We are not adding any new exhaust, all kitchen space is existing and operational. Our exhaust
in our kitchen space is the furthest east of the building as well as it exhausts out on the second

story vs the other restaurants on the first fioor.
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Plan Commission Meeting — March 9, 2022
Agenda Item 5

Zone Change Request
Parcel Located Between 615 and 691 W. Everett Road

Vicinity Map/Air Photos

Staff Report

Subdivision Map

DeMarie Subdivision (Condemnation Area Highlighted)
Zoning Map

Floodway/Flood Plain Indicator Map

Materials Submitted by Petitioner
Application

Statement of Intent

Preliminary Plat of Subdivision

Plan Commission Packet
March 9, 2022
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THE CITY OF

LAKE FOREST

CIHARTERED 1861

Revised
Memorandum
TO: Chairman Dixon and Members of the Plan Commission
FROM: Catherine Czerniak, Director of Community Development
DATE: March 9, 2022

SUBJECT: Preliminary Consideration and Input on a Zone Change Request
Parcel located between 615 and 691 W. Everett Road

This petition is presented to the Commission for preliminary discussion and direction. The
petitioner is requesting a zone change for a two acre parcel from R-5 zoning with a minimum lot
size of three acres, to R-2 with a minimum lot size of 20,000 square feet. A subdivision is also
proposed however, the subdivision is configured based on the proposed R-2 zoning. The
proposed subdivision is not in conformance with the R-5 zoning. Recognizing that the threshold
issue is the zoning request, prior to investing additional time and money in a detailed review of
the proposed subdivision by the City Engineer, outside agencies as may be necessary and the
Commission, direction on whether the requested zone change appears to satisfy the applicable
criteria is a prudent approach.

No Commission action is requested on the zone change at this time, if the Commission indicates
general support of the zone change, an in depth review of the proposed subdivision will be
completed and the zone change, along with a detailed report on the proposed subdivision will be
returned to the Commission for a formal public hearing and action. Action on the zone change
would only occur concurrently with action on the subdivision.

Description of the Property and Background

The two acre property proposed for rezoning and subdivision is located on the south side of west
Everett Road, to the east of the junction of Everett and Old Elm Roads. The property is between
two properties that front on west Everett Road addressed as 615 and 691 W. Everett Road, and
partially in front of the house at 631 W. Everett Road. The western portion of the property is in
the Floodway, the remainder of the property is in the Flood Plain (Flood Hazard) Zone. The
developer intends to work with FEMA to complete a map amendment process to mitigate the
flood designation on the property and address any compensatory storage that may be required.
The property is wooded and currently, there are no improvements on the property.

Background

The two acre parcel that is the subject of this request was created in 1977 through the Frank
DeMarie Subdivision. The property is Lot 1 of the DeMarie five lot subdivision and is the only
remaining undeveloped parcel. Lots 2 through 5 of the DeMarie Subdivision are all developed
with one single family home each. For information, a copy of the plat of the DeMarie



Subdivision is included in the Commission’s packet. Lot 1 today is held in common ownership
with Lot 3. Lot 3 is a lot in depth, accessed by a driveway that extends the full length, along the
east side of Lot 1, the parcel proposed for subdivision. This driveway, with improvements,
would become a private road providing access to the four proposed lots and the existing home to
the south.

The property that is the subject of this request is presently zoned R-5 as are the other four lots
that were created by the DeMarie Subdivision, the properties addressed as 615 and 631 W.
Everett Road, and 620 and 640 Old Elm Road. The nonconforming status of these lots results
from a Judgement Order issued by the Court in conjunction with the City’s condemnation of the
southern portion of the property for Old Elm Road in 1973. (See annotated map included in the
Commission’s packet.) The Court ordered that the City of Lake Forest grant “relief from the
zoning otherwise applicable to the real estate of the Defendant immediately adjacent to and
contiguous to the property so taken, allowing said Defendant to subdivide said real estate into
five lots of not less than two acres each.” Essentially the Court preserved the underlying density
of the property as part of the compensation to the then owners, Alexander and Frances Izzo.

The five existing lots in the DeMarie Subdivision are legal nonconforming lots with respect to
the minimum lot size required by the R-5 District because of the Court Order and as documented
by the plat for the DeMarie Subdivision that was recorded in subsequent years.

Surrounding Area

The general area is a mix of zoning districts including various residential districts as detailed
below, the OA Open Area District, and further to the west, commercial zoning along Waukegan
Road. A Zoning Map is included in the Commission’s packet for reference.

e The immediate area of the property that is the subject of this request is zoned R-5, this
district requires a minimum lot size of three acres. However, as noted above, the R-5
zoned parcels in this area do not conform to the R-5 lot size minimum because of
condemnations for roadways that occurred in the early 1970’s. The zoning in the area
was never changed to reflect the development that occurred.

e Beyond the R-5 area, there are several neighborhoods of R-4 properties. R-4 requires a
minimum lot size of 60,000 square feet or about an acre and a half. The R-4 zoning is
located to the east, northeast and southwest of the area of this request.

e Extending a bit further out, to the east, the Lake Forest Heights Subdivision is zoned R-2
which requires a minimum lot size of 20,000 square feet or about half an acre. The Lake
Forest Heights Subdivision is about 900 feet to the east of the subject property, as
measured along the frontage of Everett Road. To the northwest of this property, on the
north side of Everett Road, across the drainage channel, there is another area of R-2
zoning.

e Open Area Zoning is applied to the preserved open land corridor located along the West
Skokie Drainage Channel. The open land parcels are owned by various entities including
the City, Lake Forest Open Lands Association and the Forest Preserves District.

Most of the properties in the area are developed with single family homes on the various sizes of
lots found in the zoning districts noted above. The property immediately west of the subject
property, immediately adjacent to the drainage channel is not developed and is encumbered by
the Floodway and may be challenging to develop.
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Evaluation of Zone Change Request

As noted above, the threshold issue in this petition is the requested zone change. The proposed
four lot subdivision is predicated on approval of rezoning of the property to R-2. Zone changes
must be evaluated based on the criteria as detailed in the Code.

Section 159.044 Amendments

(2) Where the purpose and effect of the proposed amendment is to change the zoning
classification of a particular property, the Plan Commission shall make findings based upon the
evidence presented to it in each specific case with respect to the following matters:

a) The zoning classification of the property within the general area of the property in
question.

b) Existing uses of property within the general area of the property in question.

c) The suitability of the property in question to the uses permitted under the existing zoning
classification.

d) The trend of development, if any, in the general area of the property in question,
including changes, if any which have taken place in present zoning classification.

e) That there are chances of changing conditions in the applicable area of the amendment, or
in the City generally, that make the proposed amendment reasonably necessary to the
promotion of the public health, safety or general welfare.

Staff comments on each of the criteria are provided below.

a) The zoning classification of the property within the general area of the property in
question.

As noted above, various zoning classifications are found in this general area. In fact, the area is
unusual in that there are properties of various sizes near each other. The zoning classification
presently applied to the subject parcel and the immediately surrounding parcels is not consistent
with the current lot size.

Throughout the community, zoning districts are generally consolidated with transition areas that
shift from larger to smaller lots and from higher to lower intensity development or uses. In this
case, although R-2 zoning is found in this general area, the proposed rezoning of this two acre
parcel would create a pattern of mixed zoning, moving from smaller lots to larger lots, back to
smaller lots, and then back to larger lots. Interspersing developments of smaller lot zoning
within larger lot zoning is not a standard practice in Lake Forest.

b) Existing uses of property within the general area of the property in question.

The properties in the surrounding area are developed with single family homes. This petition
proposes to develop the property with four single family homes. The distinction is that homes
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closest to the subject property are developed on larger lots than would be permitted by the R-2
zoning.

c) The suitability of the property in question to the uses permitted under the existing zoning
classification.

Assuming the floodway and flood plain issues can be addressed to the satisfaction of FEMA, the
property is appropriate for residential development and is currently zoned for single family
development, currently for one home.

The configuration of the property under an R-2 zoning scenario will result in homes sited in a
linear fashion, north to south, creating an awkward condition with the property immediately to
the east which is developed with a single family home and rear yard. The proposed homes,
under the R-2 zoning district, would impact the privacy of the existing house and rear yard at 615
W. Everett Road. A more comprehensive approach to rezoning in this area could, over the long
term, eliminate the juxtaposition of four new homes all along the side yard of the neighboring
home.

d) The trend of development, if any, in the general area of the property in question,
including changes, if any which have taken place in present zoning classification.

The trend of development in this area is from smaller residential lots away from the drainage
channel to larger lots closer to the drainage channel. No recent zone changes have occurred in
this general area.

e) That there are chances of changing conditions in the applicable area of the amendment, or
in the City generally, that make the proposed amendment reasonably necessary to the
promotion of the public health, safety or general welfare.

Prior to the pandemic, the demand for larger lots, acre and a half and greater, was waning.
Demand for smaller lots with newer homes appeared to be more prevalent. However, during the
pandemic, the housing market in Lake Forest has been strong with increased interest in larger
lots.

If the subject property is rezoned to R-2 and developed with four lots of approximately 20,000
square feet, it is likely that a similar request for a zone change may be submitted for the property
to the east at some time in the future since the conditions surrounding that property would
change significantly. The challenge at that time will be that the private road serving the four lots
on the parcel now before the Commission will be at capacity. Private roads are permitted to
serve a maximum of five lots. This limitation will make if difficult, if not impossible, to develop
the adjoining property consistent with what is now proposed in this petition.

Comprehensive Plan

The Comprehensive Plan designates the property in this petition for “Estate Residential” that is,
development on lots of an acre and a half in size or larger. An update of the Comprehensive Plan
is in progress. During that update, this area and similar areas where development potential exists
may be reconsidered.
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Request for Commission Input

As noted at the outset of this memorandum because the requested zone change is the threshold
issue for this petition, Commission input and direction on the requested change from the R-5
zoning to R-2 zoning. The preliminary subdivision plat is included in the Plan Commission’s
packet to illustrate what might be achieve under the R-2 zoning however, pending Commission
input on the proposed zone change, engineering reviews have not yet been fully completed on
the subdivision. In depth discussion and evaluation of the subdivision itself is not requested at
this time except as it relates to deliberations on the zone change request.

Based on Commission discussion and direction on the zone change, staff will work with the
petitioner to determine next steps on this petition.

Revised Page 5 of 5
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THE CITY OF

CHARTERED 18675

THE CITY OF LAKE FOREST
ZONE CHANGE APPLICATION

APPLICANT

PROPERTY OWNER (if different from applicant)
Name _Tos5eph A. v_pa:'-;fcr line

N
Address &%/ W P ene [20 e ame
Address
Lade Foveat- T4 booys
Phone_ 844 S 2 Z)33
Phone -

E-mail | pusseliwe o amal com
= ! E-mail

Relationship to Property Ovoner/Altsrem %

{Owner/Atiorey/Representative/Contract Purchas<r)

BENEFICIAL INTERESTS Corporation (see exhibit A)
Partnership (see exhibit B)
Trust, land or other (see exhibit C)

Address of Property | «JH,

Existing Zoning -5 Requested Zoning | - 2

Developed or Vacantland v~

Brief description of proposed development 046D EVERET CAKe SvaDivicson-

gu b»\‘\r.-'j, PR t’;} Qa}fB%.\n-') ,) £ T /GT ]. n+0 %:( VZ. Hgere /e T

| have read the complete application packet and understand the Subdivision process and criteria.
| understand that this matter will be scheduled for a public hearing when a determination has been made

that this application packet is complete and accurate. ——~
< E /1: > .
SIGNATURES D e iR Tanver F,2022
/O_wn'er Date /
Owner _ Date

/Applicant Date




THE CITY OF
et
CHARTERED 1881

THE CITY OF LAKE FOREST
APPLICATION FOR SUBDIVISION OF PROPERTY ~ TENTATIVE PLAT

| e Soladivision
LOCATION OF £ ©T /, Demaric 52ksi
PROPERTY R ver<tt Road ZONING DISTRICT

ACREAGE OF PROPERTY __ RA.0 Acres
VACANT \/ DEVELOPED IF DEVELOPED # OF STRUCTURES

_# OF BUILDABLE LOTS PROPOSED - 4
# OF OUT LOTS PROPOSED __ —

APPLICANT 5 . PROPERTY OWNER ( diferert from applcant
Name Y05 oh . ;LQ.S,‘-'Q line
4 , Name
Address 63/ W. fverctH Roa))
Address
Lode Forest TL 600%5
Phone 377 52-8)33
Phone

E-mail ; o ssSax ”}70 @ 4 Yol /—cl”mp
—/ E-mail

Relationship to Property. 0 w277 ar-/ /- /51 o7 e?
{Owner/Attorney/Representative/Contract Purchasér)

BENEFICIAL INTERESTS Corporation (see exhibit A)
Partnership (see exhibit B)
Trust, land or other (see exhibit C)

| have read the complete application packet and understand the Subdivision process and criteria.
| understand that this matter will be scheduled for a public hearing when a determination has been made

that this application packet is complete and accurate.

P o . o
SIGNATURES \7,«;2- " s A e L, 2vaz
_Owriér Date
Q!v%er o Date

_~Applicant Date

Application



APPLICANT'S REPRESENTATIVES

ENGINEER /7 &) ;o) 2 /ué / Kol %ﬁﬁ%%onsuumﬁ
FRM 7 EL FIRM

ADDRESS 7/55B /2,.,) Hvens<  ADDRESS

(rostes Tf Go23/

PHONE S/ /20 Y Gos PHONE

LAND PLANNER TRAFFIC CONSULTANT
FIRM FIRM

ADDRESS ADDRESS

PHONE PHONE

" /
ATTORNEY &5 e _;74 A. /fl ssalro LANDSCAPE ARCH.

FIRM FIRM

ADDRESS 5 /0/ Wa5h vsfen S/ apoRess

GU)"/Z ce 1 éa_";/

PHONE 5/ F 652 8/323  onone

ARBORIST ﬂ / by ) VM LM”'J uyT— PRESERVATION CONSULTANT
FIRM VQ h LﬁﬂJv _‘ Ld/n—/{;c o D¢ FIRM

ADDRESS 5 20 77, ' r¢7 ¢ (ouyt ADDRESS

[N rne g koo 3/

PHONE & '/7[7{ 5/ ; 3653 PHONE

Application — Page 2



OLD EVERETT OAKS SUBDIVISION--STATEMENT OF INTENT

Applicant submits this Statement of Intent as part of his Applications to Re-zone and Subdivide
Lot 1, Frank DeMarie Subdivision,

The name of this new proposed subdivision: OLD EVERETT OAKS

Rationale behind this name: The property lies along Everett Road, which locals sometimes call
this section of Everett Rd, “Old Everett Road”, as it was originally the only east to west road
from Ridge Rd until Old Elm Road was cut through east to west from Ridge Rd running roughly
parallel to the south...the OAKS part refers to the forest of native oak trees on these properties.

OLD EVERETT OAKS SUBDIVISION SITE DESCRIPTION:

The existing Frank DeMarie subdivision (subdivided circa 1977, formerly a 6 + acre single
parcel) is a small three lot subdivision comprising three 2-acre lots (subject Lot 1, Lot 2 & Lot 3)
located along the south side of Everett Road just east of the north tributary of the Chicago River
(Skokie Ditch) & west of Lake Forest Heights subdivision.

Subject Lot 1 is a 2.0 acre lot (87,120 sf) with 199.15 feet of frontage along Everett Road (east to
west) and 437.46 feet of depth (from Everett Rd north), and is located along the west side of the
existing driveway/access to Lot 3, DeMarie subdivision.

Lot 3 is a lot-in-depth of 2.15 acres (body of lot is 2.0+ acres, with additional 0.15 acres being
the 20 ft wide x 437.46 feet deep access drive to the body of Lot 3). The petitioner owns &
resides on a relatively new large custom 8,000 sf home on this Lot 3, which he built in 2001 and
has occupied since, which address is 631 W Everett Road.

Lot 2 is a 2.0 acre lot (87,120 sf) identical in size & configuration to subject Lot 1, running along
the east side of the existing driveway/access to Lot 3. Petitioner does not own this Lot 2, which
contains two older dwellings, an older circa 1950 small ranch house with a small rental
outbuilding, formerly a garage, on the rear of the lot. The address of Lot 2 is 615 W. Everett
Road.

Subject Lot 1 has never been touched, improved or developed to date; it therefore contains a
variety of large mature trees, primarily oaks, with some ash, cherry & Lindens, several of which
trees are dead and will consequently be removed (see site plan for locations of dead trees), plus
the usual complement of buckthorns. Due to a 1997 change in the FEMA insurance flood plain
maps of the lot, which somewhat arbitrarily raised the base flood plain elevation (BFE) of the
area, the existing elevation of much of Lot 2 is slightly under this BFE, rendering it legally
unbuildable, although, having lived there for over 20 years, Applicant has not observed any
noticeable flooding or even puddling on this lot even after very heavy rains. In any case,
however, to render this property buildable, a certain site remediation in the form of filling &
cutting earth work, thereby creating a dry detention area along the west portion, the lower side,
of the lot to include addition of a small storm sewer, will be required in order to procure a Letter
of Amendment from FEMA allowing the lot to be made buildable; refer to the engineering/site
plans & Stormwater Detention Report enclosed with these applications for details on this site
work.



The Frank DeMarie subdivision has been and is currently zoned R-5 residential for some reason,
even though each lot therein does not meet the minimum 130,000 sf lot size technically required
under R-5 zoning; hence, this subdivision is currently nonconforming under R-5 zoning; it
should be zoned R-4, which requires minimum 60,000 sf lot sizes (up to 130,000 sf'lot sizes), as
Lots 1 & 2 are each 87,120 sf (2.0 acres) while Lot 3 is over 95,000 sf (2.0 + acre body of the lot
plus an extra approx. 8,750 sf for the 20 ft wide access from Everett Road to the body of lot 3).

RE-ZONING & SUBDIVISION OF LOT 2:

As owner of Lot 2 (and Lot 3) of the DeMarie subdivision, Applicant proposes to re-zone Lot 1
from R-5 to R-2 residential zoning (requiring minimum 20,000 sf lots) & subdivide the 2.0 acre
Lot 2 into four (4) equal size lots of one-half (1/2) acre, or 21,780 sf, each (marked Lots 1
through 4, north to south, on the site plans). Though this endeavor will require a relatively costly
upfront investment, including the cost of obtaining the Letter of map amendment, remedial site
work, and city & school district impact fees, Applicant strongly believes, based upon experience
and ongoing analysis of market trends in this particular area and Lake Forest generally, that this
will be the only truly viable way to make this Lot 1 buildable desirable and marketable and
improve its value, and also the value of the adjoining lots, given certain consistent trends in the
local market.

By re-zoning Lot 1 to one-half acre R-2 lots, the homes to be built on these lots would be a
maximum of 4,089 sf plus a 600 sf garage, likely 3,000 to 4,000 sf homes plus 3-car garages.
The rationale and benefits behind this re-zoning/subdivsion are several-fold;

First, the market for large 2-acre lots in Lake Forest is no longer what it once was. Applicant
purchased several large lots, designed, built & sold a half dozen large spec residences in Lake
Forest (including his own home on Lot 3 with its long 500 ft driveway) from 2000 to 2005,
fortunately temporarily escaping this end of the development business before the residential real
estate market crash or downturn starting in 2007, Since that major downturn, during which
larger residential properties plummeted at least a third or more in value, and have not yet
recovered to their pre-2007 levels even today, some 15 years later, the market for vacant lots has
concomitantly deteriorated as well. Over the past few years, with the cost of construction
zooming upwards, the market for vacant lots, particularly large ones requiring the more costly
construction of large houses, has further deteriorated; to the point where it is very difficult,
almost impossible, to sell such lots, at any price, even substantially discounted prices. For
example, one of the large 1.5 acre lots which Applicant purchased in 2000, located in Adlers
Glen subdivision in northwest Lake Forest, which was the one lot of the four he purchased which
he never built on or sold, has been on the market for sale on & off for the past 15 years (recently
taken off the market), with zero offers, despite several substantial price reductions, to the point
where Applicant likely can't even sell it for what he paid for the lot in 2000 (about $330,000); in
contrast, of the other three 1.5 acre lots Applicant purchased at that time for similar prices, he
built & sold two spec houses on two of these lots, and sold one of the very similar lots for
$605,000 in 2005 or 2006, thus indicating that the market for such good sized vacant lots in this
west part of town has gone down basically in half since then.



Given this scenario, Applicant believes that the market for smaller one-half acre lots is now
much more favorable than for larger 1 to 2 acre lots, especially given the tremendous inflation in
the cost of construction experienced over recent years. Given the inflated cost of construction,
many buyers find that buying an existing home, even in this new up market, is a better value than
building new, which has become almost prohibitive for many buyers, and one of the main
reasons Applicant has been unable to sell his last Adlers Glen lot. On the other hand, with the
pandemic, the residential market in general and locally has skyrocketed over the past couple
years as many people seek to flee Chicago & large urban areas to safer havens such as Lake
Forest, pushing up home prices substantially. By way of example, petitioner just completed &
sold two in-fill 3,000+ sf townhomes in the Lake Forest Chateau subdivision less than half mile
west of subject Lot 1 for much higher prices than anticipated, both sales within a week or two of
each other with virtually no time on the MLS. Thus it would appear that the market for smaller
newly-built residences has gone up substantially both in terms of speed of sale and prices.

In contrast, the market for large homes on large lots, depressed and moribund for many years,
while since covid bringing more buyers into the market allowing owners to at least sell their
homes, the sales prices for such larger residences have not really even yet caught up to pre-2007
price levels. Young people, and even older people, during and post-pandemic, seem to be
leaving the cities for Lake Forest and other quasi-suburban communities, where the quality of
life is increasingly perceived to be so much more desirable in terms of health risks, crime levels,
population densities & other pandemic related factors, thereby systemically flipping the
residential market; many of these people, younger buyers and also older ones, especially those
coming out of the city, used to smaller places, do not seem to want large lots requiring lots of
maintenance & upkeep, not to mention higher property taxes, but prefer smaller homes on
smaller lots, which require less upkeep and lower property taxes. By way of example, the recent
buyers of these Lake Forest Chateau townhomes which Applicant completed last fall both sold
their homes in the city and bought here for the principal stated purpose of fleeing the problems in
urban neighborhoods these days in favor of a healthier lifestyle here. In addition, demographic
trends of smaller families due to couples getting married later (and less often) thereby having
children later in life also tend to favor smaller residences. This is the general and local market
trend which, given these demographic trends, may very well continue for years to come. The
history of adjacent Lot 2 corroborates this point, as follows:

Lot 2 of the DeMarie subdivision, a mirror image lot to subject Lot 1, had been on the market
more or less continuously from the time petitioner purchased & built their home on Lot 3 in
2001, with no offers until very recently. The list price for Lot 2 started at over $1M twenty years
ago and finally sold late in 2021 for around $500,000+; this Lot 2 also includes a small rental
dwelling in back. Applicant believes the new owners just moved in to the main home after some
cosmetic updating. He does not know the new owners' future intentions for this Lot 2, but it
would appear that since they purchased it to live in it, and also have a small rental dwelling in
back, that they would likely not wish to subdivide this lot for the foreseeable future. However,
Applicant would not object if they sought to do so at some point, and it is likely a typical
educated homeowner would not object to the re-zoning & subdivision of subject Lot 1, as this
can only increase the value of their property as Lot 1 is improved with new quality

homes. Applicant and real estate brokers alike had reckoned, along with the former long-time
owner of Lot 2, that this property, a large wooded parcel of 2 acres with such a small older home
(circa 1950) with much deferred maintenance never updated inside or out, would be bought by a
builder/developer with the idea of tearing down the house in order to build a large new home



consistent with Applicant’s home and the size & zoning of the lot (which would support a home
of over 8,700 sf under the applicable LF bulk ordinance criteria for a 2-acre parcel). For the 20
years plus since Applicant and his family have lived here, this did not happen, much to
Applicant’s disappointment given the substantial investment he put into his Lot 3, an 8,000 + sf
home plus two attached garages. In any case, this story of Lot 2 supports Applicant’s contention
that the days of large lots & homes, at least in this particular part of town, are by now clearly
long gone. The bottom line here is that the Frank DeMarie subdivision, despite comprising three
large 2-acre lots (with the sole exception of Applicant’s Lot 3) has not been improved or
developed in a manner remotely consonant with its current R-5 (or, effectively R-4) zoning
classification; the facts are clear, that this size lot with a correspondingly large house have
become increasingly less desirable over the past 15 years, especially since the 2007 housing
market crash and lingering downturn, and, with current demographic trends of smaller families
and the desire for less costly easier living residences, this trend will likely continue for our
lifetimes.

Given the foregoing view, and the specific location of Lot 2 in west Lake Forest, it would appear
that 1/2 acre lots, while certainly still decently sized, would prove a good idea whose time has
come. These lots would support new homes of up to 4,000 sf plus 3-car garages, which would
be really nice size moderate properties at more affordable prices given today's inflated
construction costs; the estimated price of such a residence would be in the range of $1M to
$1.4M in value, a price point which is difficult to find in Lake Forest, where homes under $1M,
such as Whispering Oaks and Lake Forest Heights (just to the east of Lot 2), sell quickly and
easily. Local realtors generally agree that the price points in Lake Forest go from under $1M to
$1.4M & up, with the middle ground fairly scarce, but very desirable for many potential

buyers. Also, as the local real estate community might add, given the current scarcity of home
inventories in Lake Forest, especially new construction, this Old Everett Oaks development has
the earmarks for success. Looking at the location of Lot 2, one-half acre lots would provide a
rather seamless transition from the 3,000 sf homes on basically one-third acre lots in Lake Forest
Heights (R-1 zoning), petitioner’s former neighborhood of 13 years just to the east of Lot 2, and
the larger residential properties immediately to the west such as Evergreen subdivision. Some
leading lights in the local area will say that, for the good of the commercial activity of the west
side, the west side of Lake Forest could really benefit from increased density; hence, small
subdivisions like Old Everett Oaks might prove very beneficial to the community.

Conclusion: the time is now right, perhaps overdue, for 1/2 acre lots at this west side location.
POSSIBLE RE-ZONING OF LOT 2 AND/OR LOT 3—NOT APPROPRIATE NOW:

Lot 2--Applicant has no control over Lot 2 at this time as he does not own it. The very recent
new owners of Lot 2 have just moved in after apparently working on some deferred maintenance
issues on the home. As Applicant has not yet even had the pleasure of making their
acquaintance, he does not know their future intentions regarding Lot 2, other than assuming since
they bought it for over half million as is, did some cosmetic repairs and moved in, to reside there
is their intention for the foreseeable future. So, since they just moved into the main dwelling as
their primary residence after the cost of dealing with some deferred maintenance, and given that
the back dwelling is still being rented for income, they likely would not wish to subdivide their
property at this time, especially given the heavy upfront costs of doing so, including the



substantial impact fees required. However, if Applicant’s application to re-zone & subdivide Lot
1 is approved, it would be relatively easy to subdivide Lot 2 into )2 acre lots and add it to the Old
Everett Oaks Subdivision at some point in the future for any homeowner or, more likely,
builder/developer, as the way will already have literally been paved, so to speak. Moreover, at
present a new owner with presumably little or no development or construction background or
experience might naturally and prudently wish to take a wait-and-see approach to see how the
new Lot 1 subdivision develops; likewise with the City, perhaps.

Lot 3—Although Applicant does own and control Lot 3, re-zoning and/or subdividing Lot 3
would not make sense at this time or any other time in the forseeable future, for the following
reasons.

Applicant purchased Lot 3 and custom designed and built in 2000/2001 what an impartial
observer might agree is a beautiful classic large relatively new home of over 8,000 sf plus two
attached garages on a 2.15 acre lot, and Applicant plans to continue to reside there for the
foreseeable future. Given the relatively new status and quality of this improvement, the
likelihood of Applicant or any future purchaser of tearing down this home is slim to none, as it
would make no financial sense, not to mention deemed a sin by some. Since Applicant has spent
very significant funds starting in 2000 to improve Lot 3 in accordance with R-5 (or R-4) building
standards in terms of size and quality, not to mention incurring the cost of maintaining this large
home and paying the taxes for over 20 years, Lot 3 is not a “tear down” type of property. Hence
it would make no sense, financial or otherwise, for Applicant to re-zone and/or subdivide Lot 3
at this time or for the foreseeable future. Since Lot 3 is not a tear down, and will not be for our
lifetimes, Applicant respectfully notes that even re-zoning without subdividing would make no
sense, especially given the upfront $22K city impact fees which would be due upon approval
(unless such city impact fees were waived); perhaps the day will come, if the home is not
properly maintained, that it would make sense to re-zone and subdivide Lot 3 and tear it down,
but that would be far in the future. In the meanwhile, this should not be a factor in whether Lot 1
is re-zoned and subdivided, as Lot 1 is also physically in a better location for subdividing, for the
following reasons. In contrast with Lot 1, re-zoning Lot 3, being the lot-in-depth, would provide
certain difficult challenges in providing access to any newly subdivided lots there, as additional
new east to west road would have to be built from the T-intersection at the front of Lot 3 to
access four subdivided lots there. Subdividing Lot 1 poses no access issues, in contrast, as the
drive to lot-in-depth Lot 3 already runs along the full length of Lot 1, making it a relatively
simple matter of widening the drive and cut in access to each new lot of Lot 1, north to south,
fronting along this drive.

Bottom line here is that Applicant believes it would be prudent to start with one of the lots in this
DeMarie subdivision for re-zoning & subdivision, if nothing else than to see how this
subdivision progresses given its real potential as outlined herein. As a Minor Subdivision this
will be a lot less complicated for Applicant as the developer and for the City to accomplish than
dealing with more than one DeMarie lot. Lot 2, for example, could be rather easily re-zoned and
subdivided at some future date if the Lot 1 subdivision proves successful. Lot 3 could also be re-
zoned at a far later date if that would make sense given the finished quality of this Lot 3.

In short, the petitioner is willing and able, financially and experience-wise, to handle seeing this
Lot 1 subdivision through, and asks no one else for help in doing so. He is just asking you for



the opportunity to make his vision of what this neighborhood could be into a reality, to pave the
way to progress, a win/win situation for all concerned, the City, the school districts, the
neighbors and petitioner’s family.

REZONING & SUBDIVSION WILL INCREASE PROPERTY VALUES & HENCE LOCAL
PROPERTY TAXES

The 2021 assessed valuation of subject Lot 1 is $89,955, with a corresponding full fair cash
value of $269,892. Compare this with the 2021 assessed valuations for two vacant lots
Applicant’s family owns in nearby Lake Forest Heights, on Breckenridge & Prairie (in the
neighborhood just to the east), each about 1/3 acre, with 2021 assessed valuations of $82,189 and
$78,900, with corresponding full fair cash values of $246,592 and $236,724,

respectively. Comparing the assessed valuations & corresponding full fair cash values for this 2-
acre parcel with these 1/3 acre parcels shows their values to be nearly the same, per the West
Deerfield assessor. Now, extrapolating what the assessed valuations & corresponding full fair
cash values of each of these proposed 1/2 acre lots, which are about 1.5 times larger than these
1/3 acre lots, results in an estimated assessed valuation of approx. $120,000 for these 1/2 acre
lots, and a corresponding estimated full fair cash value of over $350,000 per 1/2 acre lot, which
is far higher than the current 2021 full fair cash value of about $270,000 for Lot 1 at 2

acres. Thus it seems obvious that subdividing the subject Lot 1 may very well resultin a
substantial, potentially 5-fold, increase in assessed valuations & full fair cash values compared
with this same property as the existing 2-acre parcel, thereby substantially increasing the local
tax base and the amount of property taxes, to the benefit of the city, local school districts & the
other local taxing bodies.

In addition, with upfront payment of nearly $22,000 in City impact fees for each lot of the
subdivision immediately upon subdivision approval, and another approximately $20,000 in
school impact fees upon issuance of each building permit, the Old Everett Oaks Subdivision will
increase the coffers of the City and the local elementary and high school districts in the amount
of approximately $170,000, not to mention the additional property taxes engendered thereby.

Some local experts in community development might also point out that the West side of Lake
Forest could do with a bit more density in order to help the local shops and restaurants thrive.
With the high school district impact fees on each lot helping cover educating more kids, more
families living here would make for an even healthier, more vibrant community.

DEVELOPMENT PLANS:

As part of the subdivision process, Applicant will grant an access easement on his existing
driveway in favor of these four proposed 1/2 acre lots and expand the size & improve the
driveway to make it into a street or lane (Old Everett Lane) to provide the required access to all
the lots. Applicant will also put in place a homeowners’ association for the primary purposes of
joint maintenance of this new street or lane and joint maintenance of the storm sewer
improvements to be installed under the back yards of the four lots, to include Covenants,
Conditions and Restrictions and By-Laws for this Old Everett Oaks Subdivision. Included in
these CCR's & by-laws will be appropriate conditions & restrictions regarding the size & style of
homes to be built for the primary purpose of ensuring that these lots are improved with quality



homes with good curb appeal for the benefit of the homeowners, their neighbors and the
community at large.

As part of this subdivision, Applicant will be requesting a minor variance with respect to the
front corner setback of lot 1 of the proposed subdivision, the one abutting Everett Road, which
lot is technically a corner lot which under R-2 zoning requires a 40 foot side setback on the
corner side, requesting this side setback on the street side to be the same as the normal side
setback for R-2, 12 feet, or no more than a 25 to 30 foot side setback. The reason for this
variance is that without it the building pad would be only about 57 ft wide (vs. 85 feet wide for
the other lots, all 55 ft deep), severely limiting the size of this home vis-a-vis the others.
Mitigating this smaller side setback is the fact that this lot will, like the other lots, be built with
the front facing east along Old Everett Lane and the garage on the north side, in the case of lot 1
the garage facing Everett Rd, which sideloader garage will effectively require 25 to 30 feet of
drive in front of the garage doors to accommodate turning entry into & out of the garage stalls,
so that this north side Everett Rd setback will in practice be about 30 feet from the home for
most of the depth of the house. In addition, there will be plenty of landscape screening along
Everett Rd for privacy purposes, and the front of the home thereon will face east along Old
Everett Lane.

After completing the proposed remediation of subject Lot 1 to make it buildable as herein
described, and the consequent hopefully approval of the proposed re-zoning & subdivision,
Applicant plans to submit for permit to build single family homes on one or possibly two of the
four lots to jumpstart the development and establish the proper architectural tone of the new
neighborhood. Although architectural styles may vary to some degree, the idea will be to build
similar sized homes of 3,000 to 4,000 sf with complementary traditional classic exteriors and
traditional interiors in a transitional style between traditional and contemporary to accommodate
modern lifestyles. The brand-new townhomes which the owner very recently completed and
sold in the Lake Forest Chateau subdivision less than 1/2 mile to the west were built with a
similar philosophy and sold immediately upon completion.

Applicant may wish to either hold the remaining lots until the first one or two are built, or list
them for sale either outright or as a custom home package, depending upon what happens with
construction costs and the evolving real estate market.

Question: One might ask why the owner of a 2.15 acre property with a 8,069 sf quality custom
home, only 20 years old, would welcome smaller lots with smaller homes right in front of his
large property, and outlay significant funds to make this happen?

Answer: “As is”, the owner's property can almost be considered an “island of luxury” in an
“empty sea”, given that the other two lots in the DeMarie subdivision are either vacant (with
little prospect of being improved given its current situation) or vastly under-improved in
comparison. Creating a wonderful small new neighborhood with quality-built, architecturally
pleasing brand new construction homes of $1M plus values, although smaller in size, can only
increase the value of all adjacent properties, including the owner’s own...a rising tide lifts all
boats...



PRO FORMA FINANCIAL STATEMENT

Applicant is a commercial and residential developer with over 33 years experience in Lake County. He
has developed, built and still owns nine commercial (office and/or retail buildings totaling over 275,000
sf leasable area) and has purchased, built and sold at least eight residences in Lake Forest, the most
recent being two townhomes in nearby Lake Forest Chateau subdivision. Fortunately for Applicant, he
grew up learning the building business thanks to his father, another Joe Passalino, who built & sold
many dozens of beautiful homes in Lake Forest over many years.

Applicant plans to fund the upfront cost of the Old Everett Oaks Subdivision, including site work,
engineering fees, subdivision fees, city impact fees, FEMA letter of map amendment fees and any other
costs required in subdividing, and the cost of building any homes on these lots, using personal funds
and/or bank loans with the lots as collateral. Applicant owns Lot 1 and also Lot 3 (his personal
residence) free and clear without any current debt and has the financial resources, including ready bank
financing, to complete this process without financia! difficulty.

The upfront costs to subdivide this property can be itemized as follows:

City Fees: Total $97,090, comprising the following fees: Plan Commission fees for Zoning Change
($3,328) & Tentative Plat of Minor Subdivision ($2,184); legal notice publication ($130); escrow deposit
to cover 3" party review costs of City ($5,000); City Impact fees ($21,612 per lot x 4 lots, or $86,448)
Engineer’s estimate of Probable Cost (Site work incl 10% contingency): $234,560

Hence, the estimated cost to subdivide totals $331,650.

Upon subdivision approval after completion of site work, Applicant plans to build a custom and/or spec
home on at least one of the subdivided % acre lots, most likely starting with Lot 4 on the subdivision plat
{furthest from Everett Road, closest to Lot 3 of existing DeMarie subdivision), to set the proper
architectural/quality tone for Old Everett Oaks Subdivision (after all, Applicant lives in the back lot and
therefore has every incentive to develop a quality neighborhood to protect his large investment in his
residence there). At the same time one or more of the subdivided % acre lots may be listed for sale,
depending on market factors at the time.

Timeline:

Applicant hopes to have his applications to re-zone and subdivide the property approved this year, 2022,
with the City’s due cooperation, of course, as well as its FEMA letter of map amendment completed in
2022, such that the site work can begin right away upon these approvals, hopefully by late summer or
fall of 2022. in any event, Applicant plans to begin site work immediately upon obtaining such
approvals, and to submit for building permit on at least one of the subdivided lots at the same time or
right after the site work has been inspected and approved, such that building the first house of the
subdivision can begin as soon as legally permissible. Applicant is currently working on homebuilding
plans for at least one lot to be ready to go upon approval of Old Everett Oaks Subdivision.

Applicant’s market research indicates that new construction homes of between 3,000 sf and 4,000 sf in
Lake Forest are selling quickly in today’s market for about $350 psf, thus putting the Old Everett Oaks
homes at values of over $1M to $1.4M. As stated earlier in this report, this price point is very attractive
to those buyers seeking new construction, as evidenced by Applicant’s quick sale of two nearby 3,000 sf
townhome units within days of completion last fall, for over $1M each. Vacant subdivision lots would be
valued at over $300K each here. Please note that Old Everett Oaks Subdivision, neatly tucked in off
Everett Road similar in look and feel to some successful minor subdivisions along the west side of Ridge
Road to the north of Everett Rd; and being tucked in neatly off the road with only 4 additional homes, it
will have little if any traffic, or other impact, on the immediate neighborhood, but will instead enhance
the overall prevailing country ambience.
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