
























































































































 
 

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 
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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.     
 

• 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.    

• 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. 

• 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. 

• 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.     
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