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THE CITY
LAKE FOREST

CHARTERED 1861

STAFF REPORT AND RECOMMENDATION

TO: Chairman Dixon and members of the Plan Commission
DATE.: August 10, 2022
FROM: Catherine J. Czerniak, Director of Community Development

SUBJECT: Special Use Permit to Allow a Berm Exceeding Seven Feet on a Residential Property

PROPERTY OWNER PROPERTY LOCATION ZONING DISTRICT
John and Margaret Burke 934 Longwood Road R-2 Single Family Residential
934 Longwood Road

Lake Forest, IL
Representative: Tom Swarthout

Description of Request

This is a request for a Special Use Permit to allow construction of an earthen berm on a single
family residential property for the purpose of providing some buffering from the adjacent railroad
tracks. Section 159.045(L)(3)(c) of the City of Lake Forest Code requites a Special Use Permit for
berms on residential properties.

“Artificial mounds or berms for landscaping purposes exceeding seven feet in height above the natural elevation
of the surrounding land.”

Description of Property and Background

The Burke property 1s located at the east edge of the Sunset Hills Estates Subdivision, on the north
side of Longwood Drive, in a neighborhood of single family homes. The Burke property totals
approximately 40,330 square feet and 1s larger than the average property in this neighborhood which
1s about 21,000 square feet. Larger properties are located to the north.

To the east, the property 1s adjacent to what was originally intended as right of way for an extension
of Western Avenue south of Westleigh Road. The extension of Western Avenue never happened.
The right of way was vacated over the course of several years to each adjoining property ownet,
primarily properties fronting on Beverly Place. Western Avenue from the south, off of Old Elm
Road, dead ends into the Burke property.

The Union Pacific railroad right of way and railroad tracks are located along the east edge of the
Burke property. Metra commuter trains travel on the railroad tracks between Kenosha and the City
of Chicago, with stops in the Lake Forest Central Business District, hourly and at peak times, more
frequently.

The opportunity to construct a berm on the property arose as a result of discussions about the Butr
Oak stormsewer project that is currently underway at the north end of Western Avenue. The
Burkes and their representative became aware of the opportunity to take advantage of a significant
amount of dirt that will be excavated from north Western Avenue in preparation for the installation
of a storm trap, a large, underground vault which will retain stormwater during heavy storms to
mitigate the potential for flooding in that area. The storm sewer project was long planned and
recently, a grant was obtained to allow the project to proceed. As noted, the project is underway
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and excavation for the storm trap phase of the project is imminent. Transporting the dirt to an in
town location is viewed as beneficial to the community in that the travel distance for disposing of
the dirt will be shorter than if the dirt is transported outside of the City thereby allowing the work to
proceed more efficiently.

And, the Burkes also benefit from the availability of material locally to construct a large berm.

Key Points
» A berm taller than seven feet above existing grade in a residential district may only be

approved through a Special Use Permit process.

> This is not the first instance of approval of a berm to mitigate impacts of an adjacent
transportation cotridor. A Special Use Permit was previously granted for a berm to mitigate
the impacts of Route 41 on property located at 385 Onwentsia Road.

» The opportunity to build the berm using spoils from a local construction project provided
the initiative for moving forward with this project at this time.

» The petitioners contacted owners of other properties that border the railroad tracks to assess
interest in a larger project but at this time, there was no interest.

» Detailed plans pertaining to drainage, grading, tree removal and landscaping will be required
ptior to the issuance of permits. Once a decision on the Special Use Permit is finalized,
work on the additional plans will proceed.

» Time is of the essence given that the Burr Oak Storm Sewer project is underway.

Public Notice

Public notice of this request was published in a newspaper of local circulation. Notice of the
Commission’s public heating was mailed to surrounding property owners. The agenda for the
meeting was posted at vatious public locations and on the City’s website. As of the date of this
writing, no correspondence has been received.

Findings in Support of the Request
The following findings are offered in support of the request for a Special Use Permit to allow a

berm of up to 13 feet in height to be constructed along the east side of the property addressed as
934 Longwood Road, along the railroad tracks.

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.

The proposed berm is intended to mitigate to some extent the impact of trains traveling along the
railroad tracks located adjacent to the property. The berm will be constructed in conformance with
applicable engineering standatds to assure stability of the slopes of the berm. The berm will not
endanger public health or safety and in fact may benefit the property and the neighborhood by
creating a barrier along the railroad tracks.

" Special Use Permit Criteria #2: The special nse will not be injurions o 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 neighborbood.
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The proposed berm will not negatively impact the enjoyment or values of other propetties in the
neighborhood. The berm may offer some benefit to othet properties in the neighborhood by
offering some screening of the railroad tracks.

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 retatl nature of the
district.

The surrounding area is already developed. The proposed berm will not impede redevelopment of
propertties in the neighborhood in the future.

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

No new buildings are proposed. The berm will not be highly visible from the larger neighborhood.

Special Use Permit Criteria #5: Adequate utilities, access roads, drainage and or necessary facilities have been or are

being provided.

A detailed drainage plan is required prior to the issuance of permits to allow construction of the
berm. The plan will be subject to the review and approval of the City Engineer. The drainage plan
must demonstrate that storm water will continue to move through the area appropriately and that
the berm will not cause any back up of storm water on to the Burke property or on to neighboring
properties.

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

Existing roads provide sufficient access to the site for purposes of constructing the berm. Once the
berm is completed, it will not result in any increase in traffic in the area or impact tratfic patterns.

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.

The propetty will continue to conform to all regulations of the R-2 zoning disttict and will be used
solely for single family residential purposes.

Staff Recommendation

Based on the information presented by the petitioner, review of applicable sections in the City Code
and based on the findings detailed above, staff finds that the applicable Special Use critetia are
satisfied. Staff recommends approval of a motion in suppott of granting a Special Use Permit to
allow construction of a berm no mote than 13 feet above existing grade on property addressed as
934 Longwood Road. The recommendation is subject to the following conditions of approval.

1. A detailed drainage and grading plan shall be submitted to the City and will be subject to
review and approval by the City Engineer.
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2. Information shall be submitted detailing how the slopes of the berm will be stabilized.

3. A tree survey shall be submitted to the City which provides the species, size and condition of
all trees that will need to be removed to allow construction of the berm for the purpose of
determining the required replacement tree inches.

4. A landscape plan shall be submitted detailing how the berm will be landscaped and reflecting
where replacement trees will be planted. If all required tree replacement inches cannot be
accommodated on the property using good fotestry practices, a payment in lieu of on site
plantings will be requited to suppott plantings in the parkways in the sutrounding
neighborhood.



Area of Request
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BLECK

engineers | surveyors

Bleck Engineering Company, Inc.
1375 North Western Avenue
Lake Forest, lllinois 60045

T 847.295.5200 W bleckeng.com
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